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ABSTRACT 
 
This research project falls within the sphere of local economic development. With 
worldwide spending patterns on a constant increase, there is a demand for access to 
goods and services. For these goods and services consumers demand that their 
access be convenient and comfortable; shopping centres are built to address this 
demand by providing a convenient and comfortable retail structure for the customer’s 
benefit. 
 
This research project examined the economic impact of retail structures on the quality 
of lives of the local community, specifically the Dobsonville community in Soweto. The 
Dobsonville Shopping Centre was the first mall to be built in Soweto. It is a beacon of 
the first signs of economic development in the democratic South Africa. The retail 
sector has been identified as a factor that will aid in the economic development of the 
Soweto region. The objective of this research project was to establish the influence of 
the Dobsonville Shopping Centre on the quality of lives of the community. 
 
The literature review explored social and economic factors on the local economic 
development level. This was done by defining local economic development in the 
context of the retail structures and its related theories. These were the Central Place 
Theory and the Lift Cycle of Retail Development Theory; these place retail 
developments as the starting point and potential regenerator of local economic 
development. 
 
A survey was conducted with 60 Dobsonville community members and secondary 
data from StatsSA was used to determine the economic impact of the Dobsonville 
Shopping Centre on their quality of life. It was not conclusive if the Dobsonville 
Shopping Centre had any significant economic impact on the community in the areas 
of household income and employment. A secondary conclusion arising from the 
research project was that malls make communities more attractive for investment 
initiatives, thus effecting the economics of an area, thereby improving the quality of 
lives of community members. Shopping centres influence the community members’ 
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perceptions of their local environment; thus, retail developments could be catalysts for 
investment and local economic development within this community. 
 
Keywords: Local Economic Development; Retail Development; Central Place Theory; 
Quality of Life; Shopping Centre; Malls 
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CHAPTER 1: RESEARCH PROJECT OVERVIEW 
 
1.1 INTRODUCTION 
 
The purpose of this chapter is to contextualise local economic development (LED), 
provide the background argument, and outline the purpose and objectives of the 
research project. 
 
Worldwide spending patterns are on a constant increase and are fuelled by a demand 
for access to goods and services. For these goods and services, consumers demand 
that their access is convenient and comfortable. Shopping centres are built to address 
this demand by providing a convenient and comfortable retail structure for the 
consumer’s benefit.  
 
This research project falls within the sphere of LED and examines the social and 
economic impact of the Dobsonville Shopping Centre on the quality of lives of the local 
community. Through local government, the essence of LED is facilitating 
collaborations with the community using a place-based approach, where sustainable 
economic growth and development can be achieved to stimulate activities such as 
business activity and employment in a locality (Blakely & Bradshaw, 2002; Main, 2017; 
Rogerson, 2014). From its inception in the 1960s, LED has evolved into a development 
strategy whereby investment and partnerships are leveraged to achieve holistic and 
inclusive growth in local economies (The World Bank, 2017). It can be defined as the 
approach whereby the quality of life of community members would improve through 
partnerships that promote sustainability in the growth and development of the 
economy (Department of Cooperative Governance and Traditional Affairs (COGTA), 
2013). According to COGTA’s LED Framework (2013-2018), retail is categorised 
under the policy’s first pillar of ‘Building a diverse regional economic base’. The 
rationale of LED advocates for environments that are inclusive and dynamic to enable 
residents to benefit from the wealth created through investment, employment, tourism 
and education. By specifically maximising the economic potential of the local 
municipality, their sustainable development is ensured. 
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1.2 BACKGROUND 
 
By building a diverse economic base through retail, other sectors that are 
interconnected with it, such as manufacturing, agriculture, property development, 
tourism, construction, and the informal sector, would benefit. The development plans 
of the City of Johannesburg (CoJ) (2008) for the South-Western Township (Soweto) 
acknowledge this and propose that an interlinking of these sectors would enable a 
trajectory of economic growth in its various townships.  
 
In other countries, such as China, the growth of the economy coupled with the 
emerging consumer market and demand in urban development saw a shift from 
traditional shopping to formalised retail structures (Choi, Chand & Kuo, 2009). Malls 
become more relevant as the purchasing power of the consumers increase, coupled 
with a demand for more convenient retail structures (Kuruvilla & Ganguli, 2008). In 
emerging countries, such as India, retail is purported to be an innovative solution that 
provides social and economic advantages to their communities (Kuruvilla & Joshi, 
2010). The CoJ has identified the retail sector as a dynamic factor that will aid in the 
economic development of the Soweto region. The 2005 Soweto Retail Strategy Plan, 
on which the Five-Year Soweto Economic Development Plan (CoJ, 2008) was based, 
concluded from its assessments that Soweto had a great demand for retail goods. 
These were estimated at R4.2 billion per year, and only 25 per cent of that amount 
was spent in the Soweto region. The remaining 75 per cent was spent in outlying 
areas. It identified a need for more retail options within the region, and this led to the 
construction of shopping centres in the Baragwanath, Protea, and Jabulani zones. 
Shopping centres were built to target the nodes and smaller neighbourhoods, which 
had been historically underserviced with regards to retail options, and to develop retail 
precincts that would service activities such as transportation, tourism, and housing, 
and increase the overall functionality of the area. The plan identified the Dobsonville 
Shopping Centre (built in 1994) as an area in dire need of improvement (CoJ, 2008). 
From media releases by construction companies Lemay (2018) and Profica (2018), 
the Dobsonville Shopping Centre was to be expanded and upgraded by November 
2017. 
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The Gauteng province has the highest number of retail spaces in South Africa (South 
African Council of Shopping Centres (SACSC), 2015). In townships, these malls are 
thought to target the low-income market, however, the notion is shifting, and these 
townships are now catering to mixed-income groups (Adatia, 2010). 
 
Soweto is a historically black residential area, and almost 30 per cent of the population 
of the CoJ Metropolitan Municipality resides there (Statistics South Africa (StatsSA), 
2011c). In 1994, the first mega retail structure in Soweto was built in the Dobsonville 
township within the CoJ Metropolitan Municipality area. It was seen to be a beacon for 
the first signs of economic development in post-apartheid Soweto. The Dobsonville 
Shopping Centre is located along the busy main road of Elias Motsoaledi, the main 
vein of entry and exit to Main Reef road, which offers access to the major highways 
(see the Map in Annexure A). In 2002, the CoJ embarked on intensive investment 
focusing on Soweto, which brought about the retail development projects of Maponya, 
Jabulani, and Diepkloof. The closest centres of comparable size to the Dobsonville 
Shopping Centre are the newly established Jabulani Mall, Diepkloof Plaza, and 
Maponya Mall.  
 
Over the years, the Dobsonville Shopping Centre has lost anchor stores, such as 
Edgars (clothing, textiles and footwear retailer) and the Ster Kinekor movie theatre. 
The complex also housed an office park. In 2018, the office park was demolished, and 
a new anchor store would be introduced in the centre’s expansion (Profica, 2018). The 
quality of an anchor store defines whether a shopping centre is successful or not, as 
it determines shopper behaviour and shopping centre profits. Thus, the choice of the 
anchor stores should be strategic (Shanmugam, 2013). Other factors that could 
contribute to the success of a shopping mall could be related to the size and volume 
of traffic within the shopping centre.  
 
1.3 PROBLEM STATEMENT 
 
The development of a retail centre is meant to promote and engage with the 
community. It is aimed at being a successful venture, thus automatic partnerships are 
created, and LED should not end with the building of the retail centre. Adatia (2010) 
outlined the following characteristics that make retail developments a success: 
 4 
• necessary societal factors, such as a pleasant, safe, and convenient community by 
providing a place to shop and socialise; 
• economic initiatives, such as the development of local enterprises; and 
• environmental sustainability of natural resources. 
 
By these standards, the Dobsonville Shopping Centre should stimulate these 
characteristics and its existence should, theoretically, contribute to the development 
of the local economy and the overall welfare of the surrounding area. The contribution 
of the shopping centre could be assessed to determine its influence on socio-
economic factors that bring about urban renewal and regeneration of the Dobsonville 
area.  
 
The purpose of this research was to identify the economic and social impact of the 
Dobsonville Shopping Centre on the quality of lives of the local community and its 
surrounding area.  
 
1.4 RESEARCH QUESTIONS 
 
The research question must generate new insights into the subject studied (Saunders, 
Lewis & Thornhill, 2009). These are broken down from the broader research idea. The 
main research question for this research project was: 
  
What is the economic impact of the Dobsonville Shopping Centre on the quality of 
lives of the local community? 
 
Community perceptions and the value they place on the Dobsonville Shopping Centre 
in relation to their surrounding locality can be used to measure the impact on their 
perceived quality of life. The quality of life can be measured by economic and social 
indicators, determined through the ideals, preferences and experiences of the 
individual or community (Diener & Suh, 1997). Indicators of retail development 
success, as outlined by Adatia (2010), formulate the sub-questions that determine the 
economic impact on the quality of life of the local community. 
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The following sub-questions were formulated from the main question for further 
exploration: 
 
• Does the Dobsonville Shopping Centre contribute to economic initiatives such as 
employment and infrastructure development? 
• Does the existence of the Dobsonville Shopping Centre provide the necessary 
societal factors, such as a pleasant, safe, and convenient place to live and socialise, 
that affect the quality of life of the community? 
 
The community, in this research project, includes the individual community members 
who are consumers at the Dobsonville Shopping Centre, who theoretically live in the 
area, and who would thus be affected by its existence.  
 
1.5 RESEARCH OBJECTIVES 
 
The primary objective of this research was to identify the economic and social impact 
of the Dobsonville Shopping Centre on the quality of lives of the local community and 
its surrounding area; the Dobsonville area. This is to explore, and thereby expand on, 
the effects of the shopping centre on the community’s social and economic aspects 
such as safety, convenience, spaces for socialisation, development of local 
enterprises, investment generation, employment and tourism. This focused on the 
perspectives of the shoppers, residents and parties who operate and function in 
relation to the shopping centre’s structure. 
 
From the primary objective, the following secondary objectives were identified specific 
to the Dobsonville Shopping Centre: 
 
• to establish the economic impacts that the Dobsonville Shopping Centre has had 
on the community; and 
• to determine the perceptions of the community members regarding the influence of 
the Dobsonville Shopping Centre on the quality of life in the area served by it. 
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1.6 PRELIMINARY LITERATURE REVIEW 
 
The literature review contextualises the economic impact of the Dobsonville Shopping 
Centre’s development on the local community and their quality of life. The literature 
review explored the social and economic factors on the LED level. This was done by 
defining LED in the context of retail structures and its related theories. 
 
LED is an approach that aims to achieve sustainable economic growth and 
development through collaborations with the local community (Main, 2017). Its primary 
goal is to use existing resources that are human, natural and institutional to create 
local employment opportunities, thereby improving the community through relevant 
sectors (Blakely & Bradshaw, 2002). Thus, it is necessary to identify the local 
economies’ competitive and comparative advantages (Rogerson, 2010). 
 
The International Council of Shopping Centres (2016) classifies retail spaces into 
several different categories such as traditional, specialised, regional and sub-regional 
community centre types. Variations exist worldwide, and these differ further according 
to each country’s preferences. The SACSC (2015) has a similar classification to the 
international standards where centre types are categorised by their floor size, number 
of anchor stores, and socio-economic groups serviced. The South African retail 
landscape is easily separated into the formal and informal sectors (Tustin, 2004). 
There is a relationship between income, economic growth, urbanisation, education 
level and retailing institutions, which serve as a pre-condition for the types of retail 
developed (Wadinambiaratchi & Girvan, 1972). 
 
Theories related to retail development are mainly concerned with the marketing and 
growth aspects of the retail infrastructures and its business model. The theories are 
concentrated on the environment, cycles, and conflicts that involve the development 
of retail spaces; this is specific to their localities and scale, which serve as contributors 
to the evolving markets (Mukherjee, Cuthbertson & Banerjee, 2013). The Central 
Place Theory (CPT) was first introduced by Christaller (1966) to explain the 
arrangement, magnitude and population of settlement locations. The CPT is a sound 
foundation to guide and ensure the success of retail developments (DeMarco & 
Matusitz, 2011). Retail developments in China, such as Teemall, Shenzhen MIXc, and 
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the South China Mall, illustrate that simply finding a location for a shopping centre is 
not enough. The catchment area, whether in the present or future, must be considered. 
 
The retail system in townships had been distorted owing to the lack of shopping 
facilities within the township communities (Berrington, 1990). The township 
revitalisation strategy tabled by the Gauteng Department of Economic Development 
(GDED) (2014) outlines that mall development is an expensive form of infrastructure 
investment and would require partnerships between the private and public sectors. 
Malls are not recommended as infrastructure investment to improve the 
competitiveness of a place, because many people in townships use public 
transportation, and malls exclude informal business activities (Madell & Cullinan, 
2007). By providing communities with a retail base on which their economy functions, 
Buxton (2007) asserts that this will give the said location a competitive advantage 
against other underserviced communities. They are thereby able to increase 
employment opportunities. Lackey and Eckenstahler (1995) argued that local 
economies run a risk of job and income losses as a result of leakages of retail sales 
opportunities, where money is being spent outside the community. However, Williams 
(1997) stated that the retail sector is not a ‘parasitic’ activity but rather a growth pole 
and a valuable place marketing tool that generates external income for an area. 
 
The influences of malls in local economies should not be disregarded. A mall or a new 
business may be a competitor with local vendors and may decrease their income and 
contentment. On the contrary, the new businesses can provide employment 
opportunities, and the total income within the economy locale may increase (Dastan, 
2013). Physical capital can improve the township environment and stimulate an 
increase in residential value. The CPT applies by making townships the most attractive 
place for investment (Madell & Cullinan, 2007). Given the change in the socio-
economic status of residents, the township was viewed as an emerging market ripe 
for retail development (Tustin & Strydom, 2006). Malls offer a safe and convenient 
alternative from informal shopping facilities (Louaragand, 2011). 
 
The retail life cycle is an evolutionary process. Retail developers and owners can do 
well to effectively anticipate and counteract the cycle to mitigate factors that bring 
about possible periods of retail decline (Davidson, Bates & Bass, 2002). Retail 
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development exhibits fragility during this dynamic cycle, and factors such as consumer 
behaviour, demographics and marketing efforts greatly affect the centre and its 
success (Lowry, 1997). Continuous care and intervention must be taken during the life 
cycle process as it is difficult to determine at which stage shopping centres are in the 
life cycle as new formats of centres are continuously introduced to cater for changing 
consumer markets (Nicoleta & Cristian, 2009). Shopping centres can be revitalised, 
even in the declining stage, as described Michell and Kirkup’s (2003) research project 
of the retail development and urban regeneration of Castle Vale. This confirms 
Adatia’s (2010) identification that retail centres have some positive effects in terms of 
their ability to encourage urban renewal by introducing the area as a place to invest 
in. 
 
1.7 RESEARCH METHODOLOGY AND DESIGN 
 
The research methodology and design discussions include the chosen method and 
the strategy adopted in this research project. It is followed by a discussion of the 
population chosen, the sampling structures, and the techniques used to collect the 
data. Secondary and primary data were utilised to determine the economic and social 
impact of the Dobsonville Shopping Centre on the equality of lives of the local 
community and its surrounding area. 
 
1.7.1 Research methodology 
 
Methodology is described by Babbie (2014) as the science of discovery and 
investigation, which is a sub-field of epistemology, the science of defined knowledge. 
Research philosophy is an encompassing term for the development and nature of 
knowledge (Saunders et al., 2009). Positivism was the chosen research philosophy 
for this research project, and the deductive approach was utilised. Greener and 
Martelli (2015) state that, when utilising this approach, a theory that could relate and 
be reliable for other conditions, is tested. The premises of the research question are 
that there are economic impacts affecting the quality of lives of Dobsonville residents 
through the existence of a shopping centre. Thus, the deductive approach enabled the 
testing of the theory.  
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1.7.2 Research design 
 
The research design is described as the methods through which the evidence for 
research is chosen and collected (Vogt, Gardner & Haeffele, 2012). An explanatory 
research approach was used to determine the social and economic impact of the 
Dobsonville Shopping Centre on the surrounding area and the quality of lives of the 
residents. Through explanatory research, a known understanding was tested (Babbie, 
2014). For this research project, the quantitative method was utilised.  
 
The survey strategy is defined as a quantitative data collection strategy and it is 
deductive in nature (Saunders et al., 2009). A survey was administered in this research 
project. A questionnaire was administered by an interviewer, who recorded the 
respondents’ answers to pre-determined questions. This research strategy was 
selected as respondents were expected to provide reliable information since they were 
either resident or employed within the Dobsonville area.  
 
This was a cross-sectional research project, where data were only collected once, at 
a specific point in time (Vogt et al., 2012). Thus, the research project focused on the 
different perspectives of a range of respondents at one time (Greener & Martelli, 
2015). 
 
1.7.3 Data collection and analysis 
 
The secondary data were obtained from the summary of the Census of 2011 for the 
CoJ area. 
 
For the primary data collection, the unit of analysis was the individuals who live and 
work within the Dobsonville area. The population of this research project was the 
shoppers near the Dobsonville Shopping Centre 
 
A structured interviewer-administered questionnaire was utilised as the data collection 
instrument, and these were face-to-face (Saunders et al., 2009). Care was taken not 
to influence the responses and the questionnaire was carefully followed in its wording. 
This data were collected during September and October 2018. Microsoft Excel was 
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used to capture the data. Through the collection of answers to open-ended questions, 
categorisation was involved to easily code the data. Saunders et al., (2009) advise 
that coding for questionnaires should be established prior to capturing. This was easily 
captured in the research project from questions with matrix formats.  
 
1.7.4 Ethical compliance 
 
As the research required interactions with other individuals, the approach and 
behaviour that the researcher exhibited had to comply with ethical prescriptions. Moral 
and legal issues also had to be considered. In this research project, the three major 
concerns considered were privacy, harm, and consent.  
 
A consent letter accompanied the questionnaire and was situated at the beginning of 
the questionnaire. The participants could either read the consent letter or have it read 
out to them. This outlined the purpose of the research. In terms of harm, sensitive 
topics were avoided, so questions pertaining to income on the shopper questionnaire 
were avoided. Respondents were kept anonymous to ensure their privacy. 
 
Ethical clearance was received from the University of Johannesburg’s School of 
Economics and Econometrics Ethics Committee Chairperson. This can be found in 
the foreword of the questionnaire in Annexure B. 
 
1.8 CHAPTER OUTLINE OF RESEARCH PROJECT 
 
This research report consists of five chapters.  
 
Chapter 1 provides the introduction and background to the research project. This is 
followed by the description of the research problem which assisted in the formulation 
of the research question and objectives. A brief discussion on the research 
methodology and design follows. 
 
Chapter 2 explores the literature related to the influences of shopping centres as a 
driver in the economic development process. It begins with a definition of LED, then 
defines the type of retail spaces that exist in South Africa and internationally. The 
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relationship between retail and LED is explored through theories such as the CPT and 
the Life Cycle Theory. 
 
Chapter 3 discusses the research methodology and design. 
 
Chapter 4 introduces the research project area and analyses the results of the 
conducted interview surveys. 
 
Chapter 5 concludes the research report with conclusions and recommendations. 
Figure 1.1 illustrates the research project and its deployment. 
 
 
Figure 0.1: Research report 
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CHAPTER 2: LITERATURE REVIEW 
 
2.1 INTRODUCTION 
 
The purpose of this research is to identify the economic and social impact of the 
Dobsonville Shopping Centre on the quality of lives of the local community and its 
surrounding area. The literature review will explore social and economic factors on the 
LED level. This will be done by defining LED in the context of the retail structures and 
its related theories.  
 
The literature review contextualises the economic impact of the Dobsonville Shopping 
Centre’s development on the local community and their quality of life. This allows for 
the exploration of the effects that a shopping centre building conveys on perceived 
social and economic factors, such as safety, convenience, spaces for socialisation, 
development of local enterprises, investment generation, employment and tourism. 
The literature explores the research from the perspectives of the shoppers, residents, 
and other parties who operate and function in relation to the shopping centre structure. 
 
The chapter begins with an introduction to the definition of LED and its application in 
South Africa. This is followed by the definitions of the different retail spaces that exist, 
worldwide and in South Africa. Thereafter, an overview of the relationship between 
LED and retail developments, an introduction to the CPT and its position on retail 
developments, and the Life Cycle Theory and its relation to retail developments as 
depicted in Figure 2.1, are presented. 
 
 
Figure 2.1: Literature review outline 
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2.2 LOCAL ECONOMIC DEVELOPMENT 
 
2.2.1 Background of local economic development in South Africa 
 
LED is an approach that aims to achieve sustainable economic growth and 
development through collaborations with the local community (Main, 2017). It focuses 
on the place-based development planning approach (Rogerson, 2014). Blakely and 
Bradshaw (2002) define LED as a process facilitated by local governments through 
engagements that stimulate business activity and employment. The involvement of 
community-based organisation is encouraged during this process. With its inception 
in the 1960s, LED has passed through stages of evolution, where it can now be 
understood to be the process whereby investment and partnerships are leveraged to 
achieve holistic and inclusive growth in local economies (The World Bank, 2017). It is 
defined as the approach whereby the quality of life of community members would 
improve through partnerships that promote sustainability in the growth and 
development of the economy (COGTA, 2013). In its active role, LED intends to 
leverage off the strength of a locality thereby providing a firm foundation for productive 
enterprises and projects (Rodriguez-Pose, 2008). Its primary goal is to use existing 
resources that are human, natural and institutional to create local employment 
opportunities, thus improving the community through relevant sectors (Blakely & 
Bradshaw, 2002). It is therefore essential to identify the local economies’ competitive 
and comparative advantages (Rogerson, 2010). 
 
The Department of Basic Education (DoBE) (2017) outlines the history of the South 
African economic growth and development policies and approaches as listed in 
chronologic order:  
 
• The Rural Development Programme (RDP) in 1994 
• The Growth, Employment and Redistribution (GEAR) policy in 1996 
• The Accelerated Shared Growth Initiative - South Africa (ASGISA) in 2006 
• The New Growth Path (NGP) in 2010 
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The RDP was concerned with the democratisation of the state and society post-
apartheid (National Planning Commission (NPC), 2011). This was successful in 
affirming the new government as an effective facilitator of development, but RDP 
suffered from the disconnect between policy and implementation (DoBE, 2017). This 
led to the adoption of GEAR, which promoted an outward-oriented industrial economy; 
an integrated regional and global environment which was fully responsive to market 
trends and opportunities. This led to accelerated growth, increased job creation, 
improved distribution of income and opportunities (Jenkins, 2006). Public finance 
management greatly improved under GEAR but there was little success in the growth 
of Gross Domestic Product (GDP) and employment levels (DoBE, 2017). In 2006, 
ASGISA was presented to counteract this shortcoming. The economy, employment 
and investment achieved growth levels above 4.5 per cent during this period (DoBE, 
2017). The NGP was subsequently introduced as the key programme to accelerate 
economic growth. NGP ensured inclusivity through government investment and 
microeconomic reforms. It further ensured that the removal of constraints would create 
an environment conducive for accelerated growth and employment (NPC, 2011). The 
NGP encourages public investment in the green economy, agriculture, mining, 
manufacturing and tourism industry programmes, as these drive job creation (DoBE, 
2017). In its entirety, the National Development Plan (NDP) focuses on the reduction 
of inequality and the elimination of poverty. All these goals are expected to be realised 
by the year 2030 through activities that draw from capabilities, the people, leadership 
and partnerships of the country (NPC, 2011). 
 
Chapter 8 of the NDP identifies “Transforming Human Settlements” as one of its goals 
(NPC, 2011). The role of LED is not explicitly mentioned in the document, although it 
does recognise the instance of spatial development and that, “… government and the 
private sector should understand the distinct challenges and potential of different 
areas and respond with a location-specific approach” (NPC, 2011:237). 
 
In South Africa, LED policies have been adopted from key pieces of legislation (Nel, 
2001). The foundation of development in local government was first introduced 
through the White Paper on Local Government (1998), which cites the local 
government’s role as that of a facilitator that improves the economic and social 
conditions of a community. To improve their quality of life, the community’s citizens 
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would have to find sustainable solutions to their social and economic needs in 
partnerships with the local government (Rogerson, 2014). Several Local Government 
Acts made the Integrated Development Plan (IDP), which is used to promote 
integrated economic development based on the spatial strength of the local 
government, compulsory (Nel, 2001). 
 
2.2.2 Local economic development and retail 
 
According to COGTA (2013), retail is categorised under the LED policy’s first pillar of 
“Building a diverse regional economic base”. The rationale of LED advocates for 
environments that are inclusive and dynamic to enable the residents to benefit from 
the wealth created through investment, employment, tourism, and education. By 
specifically maximising the economic potential of the local municipalities, their 
sustainable development is ensured. To create this sustainable development, the NDP 
advises the municipalities to make their central output that of economic development 
and job creation (NPC, 2011). Government-made spatial development is one of its key 
objectives (Aliber, Kirsten, Maharajh, Nhlapo-Hlope & Nkoane, 2006). This was seen 
through strategies such as the Integrated Sustainable Rural Development Strategy 
(ISRDS) and the Urban Renewal Programmes (URP). These addressed the need to 
establish cohesive and sustainable rural communities, and the urban programme 
focused on places with extreme concentrated poverty. 
 
By building a diverse economic base through retail, other sectors, such as 
manufacturing, agriculture, property development, tourism, construction, and the 
informal sector, are directly interconnected to it. The development plans (CoJ, 2008) 
of Soweto recognise this and propose that an interlinking of these sectors would 
enable a trajectory of economic growth in its various townships. LED is still a challenge 
in South Africa, as planning for LED and business development exhibits a disconnect. 
The disconnect is marred by the incapacity of government to provide suitable 
environments for private sector investment. This, in turn, influences the private 
sector’s confidence in local government initiatives (Rogerson & Rogerson, 2012).  
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2.2.3 Summary 
 
LED is an approach whereby sustainable economic growth and development can be 
achieved through the collaboration among different stakeholders. This is specific to 
local communities and its goal is to utilise existing resources for maximum benefit. 
Therefore, it is crucial to identify the competitive and comparative advantages that a 
community could utilise as leverage. The retail sector is one of the many LED 
initiatives that could benefit the economic growth of a local community. 
 
2.3 DEFINING THE RETAIL SPACE 
 
According to the ICSC (2016), retail spaces can be classified into several different 
categories such as traditional, specialised, regional and sub-regional community 
centre types, each servicing a different purpose and function. The ICSC is a global 
association whose aim is to promote the supply of goods and services through retail 
structures (ICSC, 2016). It is tied to 36 countries and their respective retail 
associations worldwide. South Africa is a member of this association. 
 
Variations exist worldwide, and these will further differ according to each country’s 
preferences. Before embarking on the literature review, it is important to define these 
differing retail spaces. Chiodelli and Moroni (2015) categorise a retail location as 
collective space, with private locations for public use. The structure is built on private 
land and owned by private companies, but it is utilised by the general community. A 
single entity would ideally plan, build, and manage the retail property (Lambert, 2006). 
The definition of a shopping centre is thus a collective retail property comprised of 
rental and common areas (ICSC, 2016). The terms “shopping centre” and “shopping 
mall” are used interchangeably. 
 
Historically, small neighbourhood centres were the first type of shopping centres to be 
built, and these evolved as the consumer market grew. This led to the development of 
larger community centres, then regional centres and the super-regional centres. In the 
late 1970s, specialised centres were introduced catering for the different consumer 
markets such as factory outlets for the cost-conscious consumer, and fashion 
(lifestyle) malls for the upmarket consumers (Lowry, 1997). These retail types are ever 
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evolving and are not limited to those listed above. The consensus from these is that 
each type would serve a different purpose and would be built with that in mind 
(Lambert, 2006). There is a link between the features of retail developments and 
conditions forced upon them by the environment they are in (Wadinambiaratchi & 
Girvan, 1972). Foremost, the population and income of an area would determine the 
market for economic goods and services (Hsu, 2012). 
 
2.3.1 South African retail classifications 
 
The SACSC, which is a member of the ICSC, has a similar classification to the 
international standards where centre types are categorised by floor size. The floor size 
of the total shopping centre is known as Gross Lease Area (GLA), which is broken 
down into Retail Net Leasable Area (NLA), measured in square metres or feet; it is the 
floor space that can be used for the distribution of goods and services (ICSC, 2016). 
Of the larger tenant space occupied, stores are grouped into four types: anchor, mini-
anchor, large speciality, and speciality tenants. The anchor tenant is the largest NLA 
occupier with a minimum space of 2 336m2 and the speciality tenant with a maximum 
space of 373m2 (ICSC, 2016). The anchor store would be described as a department 
or hyper (super) market store, typically selling a range of groceries and food.  
 
The SACSC (2015) further classifies which socio-economic groups of the Living 
Standards Measure (LSM) the centre would service. The LSM, as defined by the South 
African Audience Research Foundation (SAARF, 2012), is the means of segmenting 
the South African Market from the highest (10) to the lowest (1) levels of urbanisation 
and sophistication by using variables such as the dwelling type, income, media access 
and access to basic services. SACSC (2015) additionally categorises centres into the 
median travel time taken to reach the centre and the number of average anchor stores 
included. The definitions of retail centres, as provided by the SACSC Directory (2015), 
are presented in Table 2.1. The table summarises the centre types found in South 
Africa and their GLA signifying the size of the centre, the LSM group service, the 
median travel time, and the number of anchor stores. 
 
 18 
Table 2.0: Retail classification in South Africa 
Type of Centre 
Gross Leasable 
Area (GLA) m2 
Socio-economic 
Groups 
Median Travel 
Time (Minutes) 
Number of 
Anchor Stores 
Super-regional 
100 000 and 
above 
LSM 5-10 24-30 6+ 
Regional 50 000 - 100 000 
All 
LSM 4-10 
14-20 4+ 
Small regional 
/Large 
community 
25 000 - 50 000 
All 
LSM4-10 
10-16 2 
Community 12 000 - 25 000 
All 
LSM 4-10 
6-14 1-2 
Neighbourhood 5 000 - 12 000 
All 
LSM 4-10 
4-9 1 
Convenience/ 
Free standing 
500 - 5000 All LSM 3 1 
Taxi rank retail/ 
Commuter 
1-15 000 LSM 1-6 >20 1 
Informal trade/ 
Flea market 
Varied LSM 1-6 Passing by - 
Spaza shops 10- 50 LSM 1-6 5 - 
Source: SACSC (2015:74-76) 
 
For a comprehensive view, the centre types are described as follows (SACSC, 2015): 
 
• Regional centres range from 30 000 to over 100 000m2. Three types exist in this 
category. The smaller regional centres can be classified as community centres and 
this is dependent on the area in which the centre is developed and relies heavily on 
the type of community in the catchment area. Shoppers hardly frequent the centre 
for convenience as this centre would have a variety of national tenants and stores. 
These are found in major cities and are close to arterial roads. The travel time is 
longer to these centres. 
 
• Community and neighbourhood centres are mainly anchored by a supermarket and 
a major national fashion store. These are either strategically or centrally located 
within suburbs. The travel time is short to these centres; they could cater for all LSM 
groups. 
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• Convenience centres can be free standing. They serve parts of a suburb and 
comprise of a supermarket anchor and a few convenience stores. This shopping 
centre is conveniently located with good access and relates to the socio-economic 
status of the area. 
 
• Taxi rank and commuter retail centres vary in size and are dependent on the station 
in which they are situated. These service the LSM 1-6 groups and usually include 
supermarkets, fast food outlets, and Automated Teller Machine (ATM) facilities. 
 
• Informal trade centres are likened to flea markets; these vary from a handful to 
hundreds of stands. The market focus is on the passing pedestrian volumes and 
the centres cater for the same LSM as the taxi rank retail centres. Their 
merchandise ranges from food and clothing to DVDs. 
 
• Spaza shops service the surrounding residents, mostly the lower LSM, and sell 
convenient grocery goods. These are very accessible and take up to 5 minutes to 
reach in a 500m radius. 
 
The privately-owned Dobsonville Shopping Centre is classified as a community centre. 
It has a GLA of 22 000m2 (The Star, 1994), and a capacity for 80 shops (SACSC, 
2015). It is projected to serve a maximum of 17 800 households. 
 
A community centre needs at least one anchor store so that customers from outside 
the community are attracted to the mall (Pittman & Culp, 1995). There are two 
recognised anchor stores at the Dobsonville Shopping Centre, the Shoprite Food 
Retailer and the Jet Mart department store (Dobsonville Shopping Centre, 2016). In 
the South-East direction of the main mall entrance, are two petrol stations. The centre 
is located opposite the Putco bus depot, with the ReaVaya bus depot behind it. A taxi 
rank exists within the mall premises, but it is not in use; the main Dobsonville taxi rank 
is across the road from the centre in an open field. Hawkers are situated at the mall 
perimeter with some conducting their business from concrete shelters and others 
selling from makeshift stands. Towards the North of the centre is the Roodepoort 
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Cemetery and the Ceramic Tile Market warehouse. Directly behind the mall are 
houses and the Forte Secondary School.  
 
In 2018, the shopping centre had 70 stores which are categorised into:  
 
• Audio, electric, décor, and furniture • Health and beauty 
• Banks and financial services • Management 
• Clothing and footwear • Medical services 
• Department stores • Motor 
• Eyewear and optometry • Movies and entertainment 
• Food • Services and speciality 
 
Most of the tenants are in the food sector (11 stores), financial services (8 stores), and 
clothing businesses (12 stores).  
 
Other centres recognised by the SACSC (2015) are specialist traders, such as big-
box retailers, casino centres, lifestyle centres, value centres, hyper centres, motor 
showrooms, filling stations, airport retailers, town centres, and rural retail 
development. According to the SACSC’s directory (2015), there are over 1500 centres 
within South Africa.  
 
The South African retail landscape is easily separated into the formal and informal 
sectors. Tustin (2004) defines the informal sector as one whose business activities 
would qualify to be taxable. The formal retail sector includes the retail stores as defined 
by SACSC (2015). This includes e-commerce, which is retail that exists on non-
physical channels and involves direct sales to consumers through the internet (Tustin, 
2004). The informal sector is thought to be at the bottom end of the market and 
includes spaza shops and hawkers. 
 
Retail structures, such as spaza shops and general dealers, are a common feature in 
the South African townships. Given the additional access to formal shopping centres, 
the choice of where to shop will be based on the consumer’s perception of 
convenience (Mathenjwa, 2007). The clustering of different store types in malls 
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presents the consumer with a shopping experience that reduces risk and lowers their 
search costs, thus proving the popularity and demand for regional shopping centres 
(Eppli & Benjamin, 2009). 
 
2.3.2 Summary 
 
Retail spaces can be classified into different categories which vary worldwide, and 
South Africa has its own classification. Although similar to international and local 
classifications, the categories of retail spaces are changing to serve different 
purposes. South African shopping centres are categorised by GLA, socio-economic 
groups serviced, travel time and the number of anchor stores that occupy the said 
retail space. According to the definitions, the Dobsonville Shopping Centre is classified 
as a community centre which would service LSM 4-10. By this classification, these 
shoppers live in urban dwellings ranging from squatter shacks to larger houses. They 
have access to water and general municipal services, have bank accounts, and those 
higher in the scale have fixed possessions, such as cars and electronics (SAARF, 
2012). 
 
There is a relationship between income, economic growth, urbanisation, education 
levels and retailing institutions. These levels serve as a pre-condition for the types of 
retail developed (Wadinambiaratchi & Girvan, 1972). Retail development location and 
types can be further determined and described by theories such as the CPT and the 
Life Cycle Theory, which are discussed in the following sections. 
 
2.4 RETAIL DEVELOPMENT AND THE CENTRAL PLACE THEORY  
 
Although it is assumed that consumer preferences drive the environment in which 
retail functions, it is possible for retail developments to be independent. Through their 
independence, this would make the economic and social variables dependent on the 
retail institution (Wadinambiaratchi & Girvan, 1972). Using the CPT, Bartlett (2003) 
queries if shopping centre developments can survive on walk-in purchases, which are 
comprised of non-basic services. A central place is defined as an area that provides 
services for the population surrounding it. CPT describes the relationship between the 
size of the retail area and distance travelled to a retail area, and these two components 
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determine the market area (Eppli & Benjamin, 2009). A central place provides a 
service to the population surrounding it and thus could be of either low or high order. 
Universities are specialised services and are thus of high order, while retail is a simple 
basic service and is of low order. A high order service will necessitate a low order 
service, but the opposite is not true (Christaller,1966). 
 
The CPT assumes that a locale with flat surface area would be equipped with an 
evenly distributed population and resources, which would result in the patronisation of 
the nearest market. Consumers will have the same purchasing power and 
transportation to reach the central location, and the cost will be in proportion to the 
distance travelled (Christaller, 1966). The theory further assumes that its consumers 
are distributed uniformly, have the same purchasing powers, and that retailers are 
perfectly competitive in an equivalent cost and profit maximising market (Reigadinha, 
Godinho & Dias, 2017). 
 
Christaller (1966) developed the basic concepts of the CPT which are the threshold 
and the range: 
 
• The threshold is defined as the minimum population that is required to demand the 
service. 
• The range of goods and services is the maximum distance that is travelled to 
purchase either the goods or services. 
 
In its position, the CPT states that the degree of the economies of scale of the goods 
and services offered will differ depending on the location of the community. Thus, a 
large city will have all the goods and services of a small city, but the opposite is not 
true (Hsu, 2012). Concentrated goods and services can be found in more populous 
areas as it is easier to determine the economic geography of the location (DeMarco & 
Matusitz, 2011). The advancements of CPT have expanded to include the behaviours 
of consumers and retailers in the existing range and thresholds of retail centres (Eppli 
& Benjamin, 2009). 
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Developments of central places depend on the costs of transportation and relevant 
goods and service providers (Shonkwiler & Harris,1996). The CPT declares that as 
transport costs increase, the further away a consumer is from a service or good, in 
this instance the shopping centre, the more the consumer’s demand for the shopping 
centre will decrease (Reigadinha et al., 2017). With advancements in modes of 
transportation, consumers can travel further for high order goods and services (Eppli 
& Benjamin, 2009). Additionally, with the advancement of retail developments, 
consumers shop at multiple locations in a single trip, which lowers the transportation 
cost (Shonkwiler & Harris, 1996). The cost of transportation for the attainment of a 
good or service will affect its demand. Retail developers realised that they needed to 
offer centres that are accessible and convenient for consumers (DeMarco & Matusitz, 
2011). 
 
The CPT sets the tone for businesses to grow through organisation and efficiency 
(DeMarco & Matusitz, 2011). A practical example of how the CPT applies to retail 
developments was examined by DeMarco and Matusitz (2011). They reviewed the 
impact of the CPT on Walmart, which is a large retailing store providing competitively 
priced but quality goods. It is known to be relatively cheap and has a large range of 
products, making it a cost-effective shopping destination both in terms of pricing and 
convenience. According to their analysis, Walmart has used the basic concepts of the 
CPT to its advantage. 
 
The developers of Walmart, through the rollout of numerous stores in the United States 
(DeMarco & Matusitz, 2011), have been able to effectively apply Christaller’s (1966) 
three principles of marketing, transportation, and administration that determine the 
arrangement of the central place. These principles determine that a central place 
should be organised in order of services offered in relation to the settlement size. 
Wadinambiaratchi and Girvan (1972) stated that business structures such as Walmart 
are especially influenced by the organisation of the government in the area, the 
infrastructure available, and the trade system in the area. Consumer needs are 
stimulated by social and demographic landscapes, which are, in turn, primarily 
affected by the main influences of the business structures.  
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The arrangement and dispersion of urban and rural areas form the foundation of the 
CPT (DeMarco & Matusitz, 2011). It can be used as a guide to building successful 
retail developments. 
 
2.4.1 Retail development in neighbourhood economies  
 
The assumption is that retail development does not have a direct impact on the 
economy like export-based industries such as manufacturing, but retail creates 
employment and income which can count as economic development (CoJ, 2008). An 
area is perceived to be progressive and successful if a retail centre is developed there. 
It is argued that there are contradictory sides to this notion of economic development; 
the jobs created by the retail centre could either bring permanent income in the area 
or reallocate it to outside of the community (Pittman & Culp, 1995). The South African 
trade industry contributes 22 per cent of formal employment in the formal business 
sector. Of these, 44 per cent are employed in the retail sector, making retail the largest 
employer in the trade industry (StatsSA, 2017). 
 
To determine if a shopping centre does bring about economic prosperity within an 
area, Pittman and Culp (1995) primarily used the basic Keynesian income model. This 
was adjusted for regional growth where purchases of local goods by private 
individuals, business, and government is analysed against net exports. These are 
assumed to be purchaser-outsiders to the area concerned. To increase employment 
resulting from the existence of a shopping centre, the consumption, investments, and 
government purchases of local goods would have to increase. This is limited at a level 
where income must be saved, thus the stimulant for local economic growth would rely 
on the purchases made by outsiders of the community or region; be it organisations 
or individuals. This will stimulate growth better than reliance on internal community 
flow of money.  
 
An approach comparable to the Economic Base Theory used by Pittman and Culp 
(1995) was used by Williams (1997). Williams’s research project, however, explored 
the dependent or non-basic industries’ aid to the flow of money within the community. 
In Pittman and Culp’s (1995) research project utilising the Economic Base Model, the 
expenditure in a region is classified into two categories. It is either an export-based 
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expenditure, which is characterised as being able to bring in external expenditures 
from non-residents, or it is an economic base activity of expenditure, which is internal 
and is considered on non-basics, such as retail and professional, services. These are 
services like eateries, medical, and retail which compete for a share of the 
community’s income and expenditure. Basic activities support the non-basic activities 
by bringing in external expenditure. The Economic Base Model supposes that if the 
base activities are not clearly defined, the income and employment generated from 
the non-base activities is not likely to increase. This will ultimately result in retail 
leakage where the local income will be spent outside of the region. Pittman and Culp 
(1995) say that this could be different for larger metropolitan regions where the service 
sectors are significant.  
 
Thus, Pittman and Culp (1995) determined that retail development counts if there is 
an increase in money in a community through outside expenditure. Residents reduce 
retail leakage by buying local, and when there are increased sales and property tax 
revenues. An illustrative example of this is where a regional mall has at least two 
anchor stores, outsider-shoppers, and shoppers from the local community. The 
income from smaller businesses outside the mall is redistributed for a larger radius of 
pull. Having a major anchor store will reduce retail leakage; local speciality stores and 
restaurants can assist. This is confirmed by Eppli and Benjamin’s (2009) research 
project on the evolution of shopping centres, where they found that large anchor stores 
positively influence small non-anchor tenants by the former’s stimulation of sales on 
the latter. 
 
Williams (1997) continues to show that external income will not necessarily grow the 
economy. It requires minimised income leakages; the net income needs to increase 
to enable the economy to grow. Retail is, therefore, both a basic and non-basic 
industry that attracts external income and prevents leakages of internal income. 
Dependent on the place and structure of the retail developments, it can, in addition, 
act as a growth and marketing entity in a community. It aids in the revitalisation of the 
area should base activities already be present. Finally, jobs created are direct in the 
retail space and indirect from suppliers of goods and services. This provides induced 
jobs from expenditure of indirect and direct job incomes. 
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2.4.2 Influences of malls in local South African township economies 
 
Townships are classified as poverty traps, limited private sector investments, security 
risks, and income leakages (Madell & Cullinan, 2007). They are large dormitory 
dwellings populated by the black African population (Berrington, 1990). Physical 
capital can improve the township environment and stimulate the increase in residential 
value. The retail system in the township had been distorted owing to the lack of 
shopping facilities within the township communities (Berrington, 1990). Given the 
change in the socio-economic status of residents, from low to middle-income groups, 
the township was viewed as an emerging market ripe for retail development (Tustin & 
Strydom, 2006). People seemed to favour malls as they are safer and more convenient 
than regular bazaar shopping, which was seen to have become inefficient 
(Louaragand, 2011). Globalisation and retail influences made the formal structure of 
malls more desirable than the traditional shopping markets. This was influenced by a 
more liberal outlook pertaining to economic development policies. The economy was 
favourable in that, with increased credit offers, consumers were now able to purchase 
goods and services liberally (Erkip & Ozuduru, 2015). 
 
2.4.2.1 History of townships and retail developments 
 
Given the history of limited development due to the ideology of separation based on 
the separation of race (Berrington, 1990), there was an increase in mall developments 
within the townships following political changes in South Africa (CoJ, 2007). This was 
attributed to the low-income markets progressing to middle-income consumers. While 
not being allowed to develop commercial infrastructure beyond the provision of 
necessities (Berrington, 1990), black townships were seen in due course as an 
emerging market and had become desirable for infrastructure investment (CoJ, 2007). 
The expansion and investment in townships could be fruitful, if there were strategies 
in place that aimed to build both the businesses and the communities to create a win-
win situation (Tustin & Strydom, 2006). Townships were identified as less desirable 
for retail developments, owing to the higher crime rate when compared to suburban 
areas, which already had established retail facilities (Harrison, Todes & Watson, 
1997). 
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Pre-1994, shopping in the townships was through small retailers and informal spaza 
shops. The phenomenon of out-shopping was thus prevalent as goods that could not 
be accessed in the township had to be bought outside of it (Strydom, 2011). This is 
assumed to occur when there are not enough shopping facilities or variation in the 
residential retail options, which are typically spaza shops. This happens mostly in rural 
areas, but such a phenomenon exists in the black townships, which has seen a 
marked growth in a variety of retail infrastructure. Other factors, however, influence 
out-shopping, which further causes consumers to spend most of their household 
incomes to pay for the transport costs to reach the out-shopping facilities (Penxa & 
Human, 2005). These are factors such as poor service, limited product selection, or 
higher purchase prices. Smaller retailers in the township were mainly servicing low-
income households with basic provisions, as studied by Ligthelm (2008) in 
Shoshanguve. Similarly, Mashaba and Wiese (2016) found that shoppers in the 
townships had favourable perceptions of malls and utilised them for basic services.  
 
The township revitalisation strategy tabled by the Gauteng Department of Economic 
Development (GDED) (2014) outlines that mall building is an expensive form of 
infrastructure investment and would require partnerships between the private and 
public sectors. Furthermore, malls are not recommended by Madell and Cullinan 
(2007) as infrastructure investment to improve the competitiveness of a place 
because, in townships, many people use public transportation, and malls exclude 
informal business activities. Income is, therefore, not retained in the area, and high-
income skills are sourced from outside the area. These are the leakages that were 
identified by Lackey and Eckenstahler (1995), Pittman and Culp (1995) and Williams 
(1997). In township communities, the movement of the economy from informal to 
formal retailers is a cause for concern as this causes resource leakages. Examples of 
this, identified by GDED (2014), are where money that is spent at a township mall 
leaves the township through profit made by the retail owners. The retail owners do not 
reinvest the money back into the township, thus money that is spent in the township 
on retail establishments is hardly invested back into the township. 
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2.4.2.2 Small business effects 
 
The influence of malls within local economies has been researched in terms of its 
effect on small businesses that are already within the location. Studies, such as 
Zondi’s (2011), investigated the socio-economic impact of the current spate of mall 
building within Soweto on the residents, particularly small business owners. The focus 
was specifically on the areas surrounding the Jabulani and Maponya malls.  
 
The NDP (2011) identified entrepreneurial strategies as one of the ways to attract 
capital investment within localities. These entrepreneurship initiatives, within Soweto 
specifically, can be defined as the formation of spaza shops, shebeens, or informal 
hawker trading, in addition to other artisanal small business trades. Zondi (2011) found 
that the mall developments had both positive and negative effects on the residents 
and business owners of Soweto.  
 
It was determined that consumers opted to buy from the malls, resulting in the small 
businesses suffering marginally. It was suggested that business owners find 
innovative ways to alter their trade models to retain and attract new customers. A 
positive influence of the malls was that the surrounding residential property increased 
in value. However, the community suggested that the malls bring no income to the 
communities; instead it is the big developers who benefit (Zondi, 2011).  
 
Ligthelm (2008) focused on the mall developments and how they impacted small 
businesses within townships. The focus was on Pretoria townships which are situated 
north of Gauteng; these were in the Soshanguve area. The business owners 
experienced a decline in their balance sheets; these would possibly remain a 
permanent fixture if the malls were in existence. They did not exhibit the phenomenon 
of adaptive behaviour described by Lowry (1997). With the introduction of new 
retailers, the old forms cease to exist to make way for new structures. Ligthelm (2008) 
discovered that the small businesses were encouraged to find new ways to keep their 
declining turnover at an acceptable level for survival. There was increased competition 
because the big retailers within the malls offered the same products that small 
businesses had been selling previously, possibly at similar prices. As Lowry (1997) 
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suggests, consumers will naturally select the option most convenient and cost 
effective to them. 
 
Lowry (1997) took the same approach as Zondi (2011) and interviewed the formal and 
informal business owners within the mall vicinity, but extended the survey to 
neighbourhoods which are serviced by the mall. It was found that shops closer than 
two kilometres from the mall were more exposed to competition from the mall 
development. Differences could be that the businesses within proximity had found 
ways to retain their customers through initiatives such as operating for longer hours, 
providing credit facilities, and by selling smaller quantities than those found at 
supermarkets. Some businesses, however, had already closed by the time the malls 
had reached their profit-making maturity levels. 
 
2.4.3 Summary 
 
On the assumption that retail function is driven by consumer preferences 
(Wadinambiaratchi & Girvan, 1972), as a central place the Dobsonville Shopping 
Centre should be affected by the local community’s preferences of goods and services 
due to its accessibility and convenience. As a community centre with a median travel 
time ranging from six to fourteen minutes, the consumers’ demand for the Dobsonville 
Shopping Centre will depend on their transport cost and reach. This is truthful to the 
basic concepts of threshold and range as defined by Christaller’s (1966) CPT. 
 
To prevent leakages and contain economic growth within the community, a retail 
development would require at least two anchor stores to attract the flow of shoppers 
from inside and outside the location. The Dobsonville Shopping Centre has two 
anchors stores, namely Shoprite Food Retailer and the Jet Mart department store 
(Dobsonville Shopping Centre, 2016). Jobs can directly be created from the existence 
of the mall from the retail space and indirectly from the suppliers of the goods and 
services provided in the mall. From its inception, the Dobsonville Shopping Centre 
created construction and retail jobs, which totalled 1900 employment opportunities 
(The Star, 1994). 
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With varied options of shopping facilities, a consumer is not just limited to the historical 
spaza shops; a mall represents a convenient and safe place to shop. There is potential 
for greater infrastructural growth in the townships, but this is dependent on government 
facilitating the attraction and commitment of various stakeholders in seeing the 
township as a place of investment. 
 
2.5 LIFE CYCLE OF RETAIL DEVELOPMENTS 
 
This theory was first applied to store and product changes over time and was extended 
to the development of shopping centres (Lowry, 1997). This would mean that a retailer 
would have to take note of the demographics of the surrounding area, competition 
from similar retailers, appropriate merchandising, and decision-makers being 
innovative in cost-containment measures (Davidson et al., 2002). A mall would have 
to go through some sort of life cycle to be able to continue catering to a growing 
clientele (Parekh, Manjrekar & Subramanian, 2011). Thus, the shopping centre 
industry would have to put strategies in place to respond to the ever-changing 
consumers’ shopping behaviours (Lowry, 1997). Spill-over development could, 
therefore, result from the presence of a retail centre. Although this is based on fairly 
developed urban areas, like a city suburb, this cycle can be used to assess the 
expected progress in a township instance (Adatia, 2010). 
 
There are four distinct stages of the institutional life cycle in retailing as outlined by 
Davidson et al., (2002). These are the early growth, accelerated development, 
maturity, and decline stages. These stages are simply known as the launch, growth, 
maturity, and decline stages (Nicoleta & Cristian, 2009). Davidson et al., (2002) 
explained that in these stages there are varied market share and profitability which 
increase, stagnate and eventually decrease at the final stage. Each stage will have 
unique attributes characterised by the market factors, strategies applied by the 
shopping centre developer, and the strategies between the retailer and tenants 
(Lowry, 1997). The three attributes are listed below as summarised by Nicoleta and 
Cristian (2009:537):  
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• “Market factors are concerned with the shopping centre in completion with the main 
one; these could be of the same or different type. It differentiates the shopping 
traffic, growth and vacancy rate at each stage of the life cycle. 
• Strategies of shopping centre developers are focused on the promotional activities 
and renovation efforts by the developers. These which will attract new tenants thus 
influencing rental rates and length of periods of the lease agreements. 
• Strategies of retailer-tenants are concerned with advertising and promotional 
activities. These are done through specialised sales and discounts, offering a 
variety of merchandise. These are reliant on the size and layout of the store and 
the management chosen to run daily business.” 
 
The shopping centres’ strength and life cycle stage will be determined by changing 
aspects such as age, competition, consumers and marketplace (Lowry, 1997). This 
differs and is dependent on the type of centre built. Table 2.2 illustrates the number of 
years that a shopping centre has before it reaches the maturity stage.  
 
Table 2.2: Life Cycle Characteristics for Types of Planned Shopping Centres 
Types of planned shopping 
centres 
Consumer benefit 
Approximate number of 
years to maturity 
Neighbourhood shopping 
centre 
Convenience Indefinite 
Community shopping centre Assortment and convenience 30 
Regional shopping centre Wide and deep assortment 30 
Super-regional shopping centre Very wide and deep assortment Indefinite 
Factory outlets / off-price centre Assortment and price 30 
Megamall/ entertainment 
Very wide and deep assortment 
and entertainment 
15 
Festive/restoration centres Entertainment 10 
Downtown shopping mall 
Wide and deep assortment and 
convenience 
10 
Fashion mall Wide and deep fashion assortment 15 
Power centre Deep assortment 20 
Speciality retail centre Fashion assortment Indefinite 
Source: Lowry (1997:81) 
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From Table 2.2 it can be seen that shopping centres with indefinite maturity ages are 
the neighbourhood, super-regional and speciality centres. Neighbourhood centres are 
characterised by inexpensive buildings and leases, thus there is a constant need to 
offer convenience to the customer market. While super-regional centres stem from 
community and regional centres, which have been expanded to service a growing 
consumer market, the latter have fixed maturity periods of 30 years; unless they are 
turned into super-regional centres which will keep converting infinitely to service a 
broader market. Speciality centres, such as fashion malls, will draw high-income 
consumers and with changing attractions will continue with indefinite maturity. The 
birth and death of shopping centres can be explained by the retail life cycle (Nicoleta 
& Cristian, 2009), illustrated in Figure 2.2.  
 
 
Figure 2.2: Role of a retail centre as a catalyst for development (Adatia, 2010) 
 
Circumstances and resources are different in both a township and suburban area; 
Adatia (2010) outlines that the township could follow the same cycle as in Figure 2.2. 
When residential densification occurs, the development of retail centres follows. This 
can influence the local government to further extend its service delivery initiatives by 
providing housing, transport, healthcare facilities, and community centres, among 
others. In the cycle, the mall would begin as a small regional mall which promotes 
short visits; shoppers would not necessarily spend their leisure time within the mall. 
This would progress to the inclusion of an office precinct. The regional mall would 
expand and further include speciality retail and corporate offices within the catchment 
 33 
area. This stimulates the area to include exclusive apartments and hotels, and an 
additional lifestyle centre facility. Once the centre’s peak has been reached, renewal 
and refurbishment of the building would be required to encourage a second 
development cycle of renewal. 
 
Tustin and Strydom (2006) presented a strengths, weaknesses, opportunities, and 
threats (SWOT) analysis that expresses how a win-win situation can be created and 
what potential pitfalls to avoid when reaching the regenerative development stage of 
a retail economy. By determining the environment in which a mall will operate, 
opportunities and threats that will influence the decline stage of the life cycle can be 
pre-empted (Lowry, 1997). Should a mall reach the decline stage of the life cycle, 
revitalisation must be considered (Nicoleta & Cristian, 2009). The conclusion reached 
by Tustin and Strydom (2006) was that smaller shopping developments would be 
preferable and must be located near transport nodes, such as taxi ranks. Hawkers 
must also be accommodated within the vicinity of the retail infrastructure. Government 
is identified as a key player in making sure it supplies technical and financial support 
to see the projects through. Losses for the small businesses would occur, the extent 
of which can be curbed through innovative solutions. This can be established through 
skills and training support for the entrepreneurs. With this cycle being a natural 
process, retail developers and owners can do well to effectively anticipate and 
counteract these periods of decline (Davidson et al., 2002). 
 
The Life Cycle Theory is reminiscent of the Wheel of Retailing-initial theory where 
retail starts out as a low-priced operation that graduates to a higher price scale. This 
makes way for other low-priced retailers to enter the market and follow through the 
same cycle to a higher price. Thus, successful retail development can only work if the 
environment is politically, socially and economically conducive (Wadinambiaratchi & 
Girvan, 1972). 
 
2.5.1 Revitalisation at the decline stage 
 
First generation malls are unable to sustain themselves as they are small compared 
to the current mega-malls. Erkip and Ozuduru (2015) claim that mall developments 
should be multi-functional and include other activities besides shopping. Bearing in 
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mind the different religious, gender, and economic factors that consumers have, the 
mall environment promotes inclusivity. A mall is a privately-owned space that 
promotes public sharing. 
 
The decline stage of the life cycle of retail development, as described by Lowry (1997), 
is characterised by market factors where saturation occurs due to the entry of newer 
or similar types of malls. This steadily decreases the shopper patronage of the current 
mall. A negative growth in sales and high vacancy rates of stores result. Due to the 
likely neglect of the existing facility, the developer would have reduced their advertising 
and promotional activities, to channel resources to the extensive renovations that are 
to be made. With the mall not as attractive for retailers and tenants as in the innovation 
and growth stages, rental rates would have to remain low and new leases will be short. 
Retail tenants would then have to form a strategy where they wait for leases to expire 
before vacating their stores. There will be extensive sales and discounts offered on 
products, and merchandise will have less variety. Generally, in these stages, a 
caretaker would be employed to be the manager of the store pending closure. The 
centre management has two options given this decline stage: Nicoleta and Cristian 
(2009) suggest either an intensive renovation to convert the mall into another type, or 
to retrieve the remaining profit by selling the centre all together. Through reinvention, 
the decline stage can be evaded to prevent losses in market share and profits that 
could be captured by new competitors (Davidson et al., 2002). Turnaround strategies 
can be adopted to revitalise a mall that is in the declining stage (Lowry, 1997). This 
strategy would begin with a focus on the redevelopment of the mall by either focusing 
on expansion, reconfiguration or renovation. Following this would be the termination 
of poorly performing retailers’ leases, thus reallocating resources and attracting new 
tenants. If these strategies prove unsuccessful or are not implemented in time, the 
centre would have to be sold (Nicoleta & Cristian, 2009). 
 
Worldwide, retail developments are a catalyst and stimulator for public sector 
regeneration. In a town called Castle Vale in England, the town’s redevelopment 
project aimed to revive the locale by building new housing and re-energising the 
shopping centre which would attract new tenants. The project was a success story 
and overcame obstacles by organisation, consultation, and successful partnerships 
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which eventually attracted retail investment (Michell & Kirkup, 2003). This is a great 
example of a degenerative development that could be corrected. Degenerative 
development does not happen overnight. It is attributed to factors such as delayed 
public and private sector reaction. Ownership rights of properties are a component of 
these delays as the administration has many obstacles (Park, 2013). 
 
In the Castle Vale retail development, food anchor stores in the form of grocery and 
hypermarkets comprised 50 per cent of the total retail sales which encouraged foot 
traffic in malls (Louaragand, 2011). The focus in Castel Vale was to bring in one big 
retailer which would eventually encourage new networks, safer streets, lower crime 
levels, and better housing conditions. This focus can be described as the expansion 
approach of redevelopment described by Nicoleta and Cristian (2009), where large 
spaces are created for one key anchor tenant. Before the project, Castle Vale was a 
run-down town with neglected infrastructure and an increasing crime rate. It took 12 
years to regenerate the town to a point where it could trust in its ability to develop 
future projects, such as building a nursing home, enterprise park, and boulevard 
treatments, through redevelopment. Before the improvements, the mall had become 
derelict and most tenants left. With the introduction of Sainsbury as an anchor store, 
confidence was restored in the centre, and this brought about a more positive outlook 
within the community (Louaragand, 2011). The quality of an anchor store will 
determine whether the mall is successful or not, although this is related to other factors 
such as the size and traffic within the mall, as found by Shanmugam (2013).  
 
Michell and Kirkup’s (2003) research project stresses that Castle Vale was not touted 
as a retail project, although retail developments did play an important part in the 
housing revitalisation around the area. Retailers must be encouraged to be actively 
involved in the community development and not just become passive businesses. 
Adatia (2010) identified that retail centres have some positive effects in terms of their 
ability to encourage urban renewal, by introducing the area as a place in which to 
invest. 
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2.5.2 Relevance to Dobsonville Shopping Centre of theories 
 
The Dobsonville Shopping Centre, reliant on its age, marketplace and consumers was 
built in 1994; this would estimate its age at 24 years in 2018. According to Lowry’s 
(1994) Life Cycle characteristics, it will reach maturity at 30 years. 
 
With the development of a retail centre, residential densification follows. There was a 
new township adjacent to Dobsonville called Braamfischerville whose development 
began in 1996 as RDP houses (Moolla, Kotze & Block, 2011). This influenced other 
development outside of the centre, the most immediate being the installation of traffic 
lights outside the centre to alleviate the anticipated traffic congestion (The Star, 1994). 
In the surrounds of Dobsonville, areas built and developed since 1994 are the Tshepo 
Temba Private Hospital which was built in 1995 (Clinix Health Group, 2018), the 
Dorothy Nyembe Park, which was renovated in 2003 (JHB City Parks, 2018), and the 
Rea Vaya bus depot built in 2009 (Reavaya, 2018). In addition to these locations, there 
are historical landmarks such as the South-West Gauteng Technical and Vocational 
Education and Training College campus and the Putco bus depot, both located along 
the Elias Motsoaledi road within metres of the Dobsonville Shopping Centre. 
 
With its unique history and location in Soweto, the Dobsonville Shopping Centre, even 
though it is not a regional mall, has managed to act as a catalyst for further 
development within the community. Through the refurbishment or expansion of the 
centre, a second cycle of development of renewal in Dobsonville can be facilitated. 
This centre could have a ready-made customer base, hence its avoidance of the 
decline stage of retail developments, but this does not exclude it from the need for 
reinvention. The strategy of either expanding, reconfiguring or renovating the centre 
should be considered.  
 
2.6 CONCLUSION 
 
It was determined from the literature reviewed that local communities can achieve 
sustainable economic growth and development through a place-based approach. 
Using the LED pillar of “Building a diverse regional economic base” it can be said that 
malls influence their surrounding environments. This is prevalent in the fact that malls 
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create employment and investment opportunity within the communities in which they 
operate. In turn, the opportunities encourage the local government to extend and 
improve upon its service delivery mandates.  
 
The regeneration of a community through retail development is said to also enhance 
the quality of life within a community. Evidence thus suggests that malls should have 
a positive social impact linked directly to health, safety, recreation and the living 
conditions of the location and its people. The presence of a retail centre results in spill-
over development in the form of new networks, safer streets, lower crime levels, and 
better housing conditions.  
 
An all-encompassing impact of regeneration includes the refurbishment of retail 
centres. These refurbishments thus provide a wave of urban renewal to local 
communities, which should further enhance the quality of life of the community, and 
create additional economic opportunity.  
 
The next chapter discusses the methodology used in exploring the economic impact 
of the Dobsonville Shopping Centre on the quality of lives of the local community. 
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CHAPTER 3: RESEARCH METHODOLOGY 
 
3.1 INTRODUCTION 
 
This chapter provides details of the research methodology and design followed in this 
research project. It is followed by a discussion of the population chosen, the sampling 
structures, and the techniques used to collect the data. Secondary and primary data 
were utilised to determine the economic and social impact of the Dobsonville Shopping 
Centre on the quality of lives of the local community and its surrounding area.  
 
3.2 RESEARCH METHODOLOGY 
 
Methodology is described by Babbie (2014) as the science of discovery and 
investigation. It is further explained by Greener and Martelli (2015) that there are 
differences in the definitions of research methods and research methodology, with the 
research method referring to the activities utilised to produce the collected data. A 
research methodology is separately defined from research methods in that it is the 
approach through which the research questions are answered (Greener & Martelli, 
2015). This section explains the approach that was used to answer the research 
question of this research project, which was: What is the economic impact of the 
Dobsonville Shopping Centre on the quality of lives of the local community? Owing to 
the duality of the primary question, data were collected using two methods. These are 
described in the following sections. 
 
3.3 SECONDARY DATA COLLECTION 
 
Owing to the duality of the main research question, secondary data were utilised to 
investigate the social and economic impact of the Dobsonville Shopping Centre on the 
community and its area. Secondary data are defined as data that already exists or that 
has been collected (Saunders et al., 2009).  
 
The secondary data were obtained from the CoJ Corporate GIS Online Maps. The 
online database contains Census information at region and ward level for the 
 39 
Johannesburg municipality. The secondary data collected during the Census of 2011 
by StatsSA (2011a) included the following categories: gender, age, language, race, 
employment levels, levels of education, average household incomes and the living 
conditions of the Dobsonville area.  
 
Levels of economic activity in a given location are measured based on total 
employment and personal income levels (Weisbrod & Weisbrod, 1997). These define 
the economic impact. Social impacts include the quality-of-life factors such as health, 
safety, and recreation which are encompassed by the living conditions. 
 
3.4 PRIMARY DATA COLLECTION 
 
The primary data collection focused on answering the sub-question: 
 
Does the existence of the Dobsonville Shopping Centre provide necessary societal 
factors, such as a pleasant, safe, and convenient place to live and socialise that affect 
the quality of life of the community? 
 
This provided direct insights from the shoppers, resident and estate agents who live 
and operate within Dobsonville. 
 
3.4.1 Research philosophy 
 
The purpose of the research project was to investigate the socio-economic effects that 
the Dobsonville Shopping Centre has on the surrounding area and its people, to further 
broaden the knowledge surrounding these types of structures on the local economy 
and community and their quality of life. Researchers will always be biased and 
influence the result of their studies, and Greener and Martelli (2015) indicate that it is 
essential to select the standpoint from which the research will be prepared. This 
correlates with Saunders et al’s., (2009) view that the researcher’s inherent principles 
influence the type of research embarked on. These can be interrelated to the research 
philosophy selected. 
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A research philosophy is an encompassing term for the development and nature of 
knowledge (Saunders et al., 2009). This paradigm (Babbie, 2014; Saunders et al., 
2009) is the model through which the observations and reasoning are organised; to 
direct the actions which are influenced by the beliefs.  
 
Positivism was the chosen research philosophy for this research project to collect data 
to describe the social and economic impact of the Dobsonville Shopping Centre on 
the quality of lives of the local community and its surrounding area. Through positivism 
scientific truths could be found using empirical observations and the logical analysis 
of these observations (Babbie, 2014). Positivism is independent of external factors 
and is highly objective (Saunders et al., 2009). Thus, causal relationships are tested, 
and these provide a tool for prediction. It expects that only what we can see, touch, 
smell, hear, or taste can be a valid tool of knowledge. To collect the data, positivism 
was adopted for the quantitative surveys using structured questionnaires. 
 
3.4.2 Research approach 
 
Research could either be inductive or deductive in its approach where theory is 
constructed or tested (Saunders et al., 2009). For this research, the deductive 
approach was utilised. Greener and Martelli (2015) explain that, when utilising this 
approach, a theory that could relate to and be reliable for other conditions is tested.  
 
The premises of the research question were that a shopping centre could affect the 
social and economic factors of the surrounding area. Thus, the deductive approach 
would enable testing of the theory that the Dobsonville Shopping Centre could have a 
social and economic impact on the quality of lives of the surrounding Dobsonville area 
and its inhabitants. 
 
3.4.3 Research method choices  
 
Data collection can be categorised into two methods, namely quantitative and 
qualitative. By Babbie’s (2014) assertion, all observations begin in the qualitative state 
and could later be converted into the quantifiable state or remain qualitative. Vogt 
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(2014) further claims that to determine the data collection method to be utilised, the 
following questions should be asked: 
 
1. What method do you use to analyse a specific kind of data? 
2. What kind of data can you analyse when using a specific method? 
 
The answers to these questions decide the translation of the data collected into 
symbols that assist with the way the analysis is conducted. Although the research 
method could be related to the approach and philosophy elected, Greener and Martelli 
(2015) emphasise that this does not necessarily determine the supposed method. 
  
Qualitative data is defined as non-numeric, while quantitative data is defined as 
numeric. These data collection methods can be used singularly in the mono-method 
or combined in a mixed method study (Saunders et al., 2009). Qualitative analysis can 
be restrictive; thus Vogt et al., (2012) advised that the quantitative collection technique 
may well offer a convenience that would better enable the analysis of data. Babbie 
(2014) agrees that quantification makes the collection and analysis techniques explicit.  
For this research project, the quantitative method was utilised to collect data from a 
large sample of residents in the Dobsonville area.  
 
3.4.4 Research strategy 
 
The survey strategy is defined as quantitative data collection and deductive in nature 
(Saunders et al., 2009). A survey type was administered for this research project. 
During a survey the researcher uses a questionnaire to record the respondent’s 
answers to pre-determined questions (Babbie, 2014). A questionnaire enables 
efficient data collection for quantitative analysis to explain causal relationships 
(Saunders et al., 2009).  
 
3.5 RESEARCH DESIGN FOR DATA COLLECTION AND ANALYSIS 
 
The general plan of how research questions are answered is defined by Saunders et 
al., (2009) as the research design. Vogt et al., (2012) describe the research design as 
the methods through which the evidence for research is chosen and collected. In this 
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section, the process of data collection and the analysis thereof is discussed. The unit 
of analysis, population, sampling, and instruments utilised in the research project are 
also presented. 
 
3.5.1 Unit of analysis 
 
The unit of analysis is defined as the subjects that are being studied (Babbie, 2014). 
Individuals who live and work in the proximity of the Dobsonville Shopping Centre were 
the unit of analysis. Residents should be able to share their experiences regarding the 
Dobsonville Shopping Centre and its impact on their perceptions of their surroundings. 
Estate agents who sell property in the Dobsonville area provided perceptions related 
to property values.  
 
3.5.2 Population 
 
The population for a research project is the group from whom conclusions would be 
drawn (Babbie, 2014). The Dobsonville Shopping Centre services Ward 44 of Soweto 
within the CoJ municipality. The total population in Ward 44 in the place code 
79800044, is 54 534 persons (StatsSA, 2011c). Dobsonville is unique in that it is in 
Region C of the CoJ, but services some clusters of Region D. The population of this 
research project was the shoppers, residents and commuters at or near the 
Dobsonville Shopping Centre, as the lifestyle of these individuals are impacted by the 
shopping centre. Added to this were the estate agents who operate in the area. 
 
3.5.3 Sampling frame and strategy 
 
The sampling frame is drawn from the list of units that comprise a population 
(Saunders et al., 2009). The sampling frame for this research included the estate 
agents, shoppers, residents and commuters at or near the Dobsonville Shopping 
Centre. A sample is the section of a population chosen for a study (Greener & Martelli, 
2015). For a population of 54 537, a representative sample should include 398 
respondents at a 95% level of confidence (Saunders et al., 2009). Any person in the 
demarcated area was approached to complete the questionnaire. It can be deemed to 
be a form of probability sampling as anyone who was in the area on the days that the 
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survey was conducted had an equal chance of being selected. A total of 60 
respondents participated in the survey. Probability sampling provides for the 
representation of the population studied (Saunders et al., 2009). For the residents, this 
means that they would have to be within the proximity of the Dobsonville Shopping 
Centre, and they must reside in Dobsonville and its surrounds. The survey was 
conducted within the surrounds of the Dobsonville Shopping Centre, which enabled 
the selection of either pedestrian or motor vehicle residents. Areas included were the 
parking lot of the centre, the perimeter of the centre, and houses surrounding the 
centre. 
 
3.5.4 Data collection instrument 
 
Structured questionnaires (Annexure B) were utilised as a data collection instrument. 
These were administered face-to-face; this would be defined as an interviewer-
administered questionnaire (Saunders et al., 2009). A questionnaire is a type of survey 
research document that is used to solicit information; this is often through open or 
closed-ended questions (Babbie, 2014). Most of the questions were structured and 
included a list of options, while some follow-up questions were unstructured to enable 
the respondents to provide their own opinion. The questionnaire was short and 
succinct. This ensured that critical topics were covered and that respondents did not 
lose focus. Vogt et al., (2012) advise that a face-to-face survey be conducted if some 
of the questions need explaining. Residents in Soweto primarily speak isiZulu and 
Sesotho (Stats SA, 2011c). Therefore, most of the Dobsonville residents are not 
English primary language speakers, thus requiring the face-to-face administration of 
the questionnaire.  
 
The questionnaire had an introductory paragraph to explain the purpose of the 
research to the respondents; this was followed by questions to gather demographic 
information. The rest of the questionnaire related to the effects of the Dobsonville 
Shopping Centre on the residents and the community’s quality of life. Open-ended 
questions were included for additional insight. The objective of the questionnaire was 
to collect data on individual perceptions and insights of the community condition and 
quality of life in relation to the shopping centre. The data were collected during 
September and October 2018. 
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Care was taken not to influence the responses and the questionnaire was followed in 
its wording. Answers were recorded on paper and captured into a Microsoft Excel 
spreadsheet.  
  
3.5.5 Data analysis 
 
Quantitative analysis is the interpretation of numerical observations; this is most 
commonly used in field research to explain the meaning of a relationship (Babbie, 
2014). The structured questions were analysed using descriptive statistics. The open-
ended questions were coded and categorised and then assigned numerical values for 
quantitative analysis. 
 
Tables, pie charts and histograms represented the final data; this would enable the 
depiction of occurrences and relationships between variables (Saunders et al., 2009). 
Once data were coded and prepared for analysis in a valid and reliable manner, this 
analysis was viewed as valid and reliable (Vogt et al., 2012). The issues of validity and 
reliability are discussed in the next section. 
 
3.6 VALIDITY AND RELIABILITY 
 
The accuracy of an observation is referred to as its validity (Greener & Martelli, 2015). 
Although absolute validity is difficult to prove (Babbie, 2014), accuracy can be 
established in different ways. 
 
A questionnaire was administered for this research project. It was therefore important 
to determine its face validity, which is the determination that the content is appropriate 
to answer the research questions, thereby providing meaningful information 
(Saunders et al., 2009). The pilot test was conducted with two respondents, who 
indicated that the questions made sense.  
 
To ensure the validity of a questionnaire, it must be reliable (Saunders et al., 2009). 
Reliability is the concept in which the process applied to the same objects would be 
consistent in its results (Babbie, 2014). There was no bias in the questionnaire, and 
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no leading or influencing questions were asked as this would affect the responses. 
Respondents were free to give their own opinions to the open-ended questions. 
 
3.7 ETHICAL COMPLIANCE 
 
Ethical considerations include agreements to consent, prevention of harm, and the 
assumption of privacy (Vogt et al., 2012). Standards of good ethical practice, as 
outlined by Greener and Martelli (2015), stipulate that the procedures occur with no 
infliction of harm, and have indications of the exhibition of kindness, autonomy and 
justice. As the research required interactions with other people, the approach and 
behaviour that the researcher exhibited were important. Moral and legal issues were 
also considered. 
 
In relation to the research design (Greener & Martelli, 2015): 
 
• Consent must be agreed upon, especially when interviews are conducted. 
• Privacy and anonymity are optional, dependent on the respondent. 
• No harm or loss should come to the respondent during the research process. 
 
In this research project, the three major concerns were privacy, harm and consent. 
For consent, all respondents were assured that participation was voluntary. The first 
page of the questionnaire contained a letter of consent (Annexure B) which the 
respondents either read or had read out to them. This outlined the purpose of the 
research. In terms of harm, sensitive topics, such as questions pertaining to income, 
were avoided. There was no stereotyping. Respondents were kept anonymous to 
ensure their privacy. 
 
Ethical clearance was received from the University of Johannesburg’s School of 
Economics and Econometrics Ethics Committee for the administering of the 
questionnaire (Annexure B). 
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3.8 LIMITATIONS AND DELIMITATIONS OF THE RESEARCH PROJECT 
 
The limitations and delimitations may affect the methods and analysis of the research. 
The focus was specifically on the Dobsonville township within Ward 44 of the CoJ 
Metropolitan Municipality and its residents. This research project’s focus was solely 
on the residents’ perceptions in relation to the Dobsonville Shopping Centre and its 
impact on their quality of life. 
 
The use of a small sample size was a limitation as the number of respondents could 
be expanded. This would provide alternative views from consumers and visitors of the 
surroundings of the Dobsonville Shopping Centre. The median travel time to the 
shopping centre is six to fourteen minutes, therefore other wards could have been 
included in the study.  
 
A limitation is that the questionnaire had to be short to ensure its completion and that 
respondents did not abort the interview. Additional demographic questions pertaining 
to respondents’ gender and age should have been asked to allow further comparative 
analysis of results. 
 
The next chapter presents the results and discussion of the research on the economic 
impact of the Dobsonville Shopping Centre on the quality of lives of the local 
community. It explores the data collected and presents an analysis of the survey 
findings. 
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CHAPTER 4: RESULTS AND DISCUSSION 
 
4.1 INTRODUCTION 
 
This chapter explores the data collected on the economic impact and the perceptions 
of people in relation to the Dobsonville Shopping Centre and how it impacts their 
quality of life. The aim of this chapter is to present an analysis of the survey findings.  
 
First, the research project area is revisited, then the respondents’ profile is analysed 
through the demographic section of the survey. This is followed by a section that 
reviews the questions regarding the perceptions of the respondents in relation to the 
Dobsonville Shopping Centre and its economic and social impact as sourced from the 
data.  
 
4.2 RESEARCH PROJECT AREA 
 
The research project area is in the township of Dobsonville, which is situated within 
Region C of the CoJ Metropolitan Municipality area, in the province of Gauteng. The 
Dobsonville Shopping Centre was built in 1994 and was upgraded in 2017; it was seen 
as a beacon for the first signs of economic development in post-apartheid Soweto. 
The Dobsonville Shopping Centre is located along the busy road Elias Motsoaledi, 
which is the main road of entry and exit to the Main Reef road giving access to the 
major highways (Map 1 in Annexure A). 
 
The Dobsonville Shopping Centre services Ward 44 of Soweto within the CoJ 
municipality. The Dobsonville township is unique in that it is in Region C of the CoJ, 
but services some clusters from Region D (Table 4.1).  
 
Table 4.1: Description of Regions Serviced by Dobsonville Shopping Centre 
Regions Description 
C This includes Wards 44, 49, 50, 70 and 84 (such as Bram Fischerville, Thulani, Florida) 
D Soweto only 
Source: CoJ 2018; online 
 
 48 
The suburbs in proximity to the Dobsonville Shopping Centre are listed in Table 4.2 
with their relevant regions. The mapped locations can be found on Map 1 (Annexure 
A) and are summarised in Table 4.2. 
 
Table 4.2: Central Place radius of Dobsonville Shopping Centre 
Suburb Region Distance of centre from Dobsonville Shopping 
Centre 
Dobsonville D 3.7km 
Meadowlands D 2.5km 
Braamfischerville C 4.8km 
Mmesi Park (Dobsonville North) C 500m 
Source: Author’s own construction 
From the Census 2011 data, it was established that Ward 44 had a population that 
was equally distributed between males and females. The 15 to 34-year-old age group 
constituted 43% of the population (Joburg, 2018). A definite 99% of the population is 
of the black African race, 27% spoke isiZulu while 38% spoke a range of SePedi, 
SeSotho and SeTswana (Joburg, 2018). These languages, and some English, were 
utilised to conduct the questionnaire so that the respondents could better comprehend 
what was required of them. 
 
4.3 ECONOMIC CHARACTERISTICS OF WARD 44 DOBSONVILLE 
 
To contextualise the quality-of-life perceptions of the Dobsonville respondents, 
secondary data from Statistics South Africa were analysed to compare the state of 
Ward 44 to the CoJ Municipality and the country of South Africa. 
 
Only 68% of Ward 44 occupants are economically active, including the employed or 
unemployed people who are looking for work (StatsSA, 2011c). This percentage is 
higher than the national 59%, and on par with the Johannesburg municipality 
participation rate. In the CoJ, 25% are unemployed. According to the Census 
(StatsSA, 2011c), 24% of Ward 44 residents are unemployed, while the official 
unemployment rate is 27% (Table 4.3).  
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Table 4.3: Labour force 
 Ward 44 City of Johannesburg Municipality South Africa 
Unemployment rate 24% 25% 30% 
Economically active 68% 70% 59% 
Source: StatsSA 2011a p.49; 2011b, p16; 2011c  
 
The General Household Report of South Africa (StatsSA, 2016) presents the key 
findings for education, health and social development, housing, households’ access 
to services and facilities, food, security and agriculture.  
 
Access to education prepares a potential employee for future engagement that 
encourages employment. In Figure 4.1, the education levels attained for all ages are 
compared for Ward 44, the CoJ and SA (StatsSA, 2011a, 2011b, 2011d). Tertiary 
levels of education are low across the community, municipality and the country with 
only 7,5% of Ward 44 residents and 12% of South Africans obtaining any Technical 
and Vocational Education Training, University of Technology, or Traditional University 
qualifications (Figure 4.1). Ward 44 fared better than the municipal and national 
percentages for those who attended and completed secondary school; 37% attended 
while 31% reached completion in the form of a matric certificate.  
 
 
Figure 4.1: Highest Education Level (All ages) 
Source: StatsSA, 2011a, p.33; 2011b, p.52; 2011d 
 
Most South African households earn an average of R10 000 to R40 000 per annum 
(Figure 4.2). This is in line with the Ward 44 and the CoJ majorities. Across all three 
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levels, the number of households with no income was above 15%. Few households 
earn above R600 000 per annum in Ward 44. 
 
 
Figure 4.2: Annual Average Household Income 
Source: StatsSA 2011c, online 
 
A formal dwelling is defined as a structure that is built from approved plans, and does 
not include makeshift structures, such as shacks (StatsSA, 2010). More than 79% of 
residents in Ward 44 live in formal dwellings, in line with the 78% national average 
(Figure 4.3). 
 
 
Figure 4.3: Percentage of Populations living in Formal Dwellings  
Source: StatSA 2011a, p57.; 2011b, p18; 2011c 
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Only 36% of these dwellings are owned or are in the process of being paid off by their 
occupants in Ward 44. This is in line with the CoJ average of 37%, but below the 
national average of 51%. Close to 40% of the property in Ward 44 is rented out. 
 
 
Figure 4.4: Percentage of Tenure Type 
Source: StatSA 2011a, p.57; 2011b, p.19; 2011d  
 
Service delivery of sanitation, water and electricity access were compared across the 
three levels. Municipal refuse removal and access to electricity ranked high in both 
Ward 44 and the CoJ (well over 90%); both higher than the national average of 64% 
and 85% respectively (Figure 4.5). The access to piped water inside a dwelling ranked 
99% in Ward 44. In the municipality, 92% of residents had access to piped water while 
only 73% had this access nationally.  
 
 
Figure 4.5: Living Conditions in Ward 44, CoJ and Nationally 
Source: StatsSA 2011a, p59-61,65; 2011b, p.21-24; 2011d  
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4.3.1 Discussion 
 
Ward 44 ranked favourably for most of the economic and social data presented. In 
comparison to the municipal and national data, it was on par or slightly higher than 
their statistics. The residents enjoy equal, if not higher levels of service delivery in their 
location, which is the distribution of basic resources that improve the living conditions 
of the area. These are water, sanitation, electricity and housing, some of which have 
been reported in the secondary data analysis.  
 
A higher number of residents were able to complete their schooling beyond the 
secondary level. However, this does not translate to a higher employment rate; 
instead, this statistic is consistent with both the municipal and national statistics. The 
‘economically active residents’ statistic was not significantly different from the 
municipal and national numbers. 
 
The high rate of unemployment results in a high percentage of no income households. 
This statistic is much higher than both the municipal and national percentage. 
Surprisingly, the average annual household income was much higher than the 
municipal and national figures. Through the research it was found that the LSM of 
Ward 44 ranges from 5 to 7. These are urban dwellers with access to in-home services 
such as electricity, sanitation and water. They also have adequate secondary level 
education and the majority have a household income of between R10 000 to R75 000 
per annum. This correlates with the GLA of Dobsonville Shopping Centre and it being 
built in the selected location; it caters for the 4 to 10 LSM range. 
 
The living conditions in Ward 44 were generally more favourable than the national 
average. Access to electricity, formal dwellings, sanitation and piped water were 
higher than the national and municipal averages. The ownership of households was 
lower in Ward 44, which indicated that many residents pay rent to live in the 
neighbourhood. 
 
The primary data obtained from the questionnaire are presented in the following 
sections. 
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4.4 DEMOGRAPHIC PROFILE OF RESPONDENTS 
 
The community members’ interviews were administered within 5km of the Dobsonville 
Shopping Centre; respondents had to be near the retail grounds to be considered 
suitable. A total of 60 people were interviewed about their perceptions. The 
respondents were asked whether they lived in either Dobsonville or Mmesi Park, and 
only those who responded positively were included in the survey. This ensured that 
Ward 44 was represented, with the overlap of Region C. This is acceptable as the 
immediate area surrounding the shopping centre is recognised as Mmesi Park, but is 
interchangeably known as Dobsonville North.  
 
To determine if the respondents were familiar with the shopping centre, they were 
asked if they visited Dobsonville Shopping Centre; 100% of respondents answered 
“Yes”. The quantifier of the residency and patronage confirmed that the interviewer 
might continue to interview the respondent on their opinions. 
 
4.4.1 Years of residency in the Dobsonville area 
 
Less than half of the respondents (42%) had lived in the area for between 21 to 30 
years, another 27% had lived there between 10 to 20 years. While 12% claimed to 
have lived there for over 30 years, the rest (19%) claimed to have lived there for less 
than 10 years (Figure 4.6). Thus, more than half the respondents (54%) had lived in 
the area for more than 20 years and have experienced the presence of the Dobsonville 
Shopping Centre since it was built in 1994 (Figure 4.6). 
 
 
Figure 4.6: Years of residency of the respondents in the Dobsonville area 
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4.5 PERCEPTIONS OF THE INFLUENCE OF DOBSONVILLE SHOPPING 
CENTRE ON THE IMAGE OF THE TOWNSHIP 
 
4.5.1 Dobsonville Shopping Centre’s effect on Dobsonville township 
 
Respondents were asked the following question: How has the existence of the 
Dobsonville Shopping Centre affected your perception of Dobsonville as a township? 
(Question 2). Respondents could choose from three options: “better township”, “no 
difference”, or “worse township”. The purpose of this question was to place the 
shopping centre as the focal point for satisfaction levels in Question 3. Almost three-
quarters (74%) of the respondents concurred that the shopping centre made 
Dobsonville a better township, while nearly a quarter (26%) perceived no difference in 
the area resulting from the shopping centre’s influence. All the respondent who 
answered that there was “no difference” had lived in Dobsonville for over 20 years.  
 
4.5.2 Satisfaction levels of services in Dobsonville  
 
The following question was asked: As a place to live, at which level do you feel that 
Dobsonville is able to accommodate the following? (Question 3). For the eight non-
spatial outcomes of a shopping mall relating to quality of life, respondents had to select 
from three options: “satisfied”, “indifferent”, or “not satisfied”. These were adapted from 
the findings of the Michel and Kirkup’s (2003) research project on Castle Vale. The 
study investigated the retail development and urban regeneration relationships. The 
research identified positive social impacts such as new networks, safer streets, lower 
crime levels and better housing conditions which resulted from the Castle Vale retail 
development regeneration. These encompassed the living conditions, which include 
quality-of-life factors such as health, safety and recreation, as defined by Weisbrod 
and Weisbrod (1997). The question aimed to assess the respondents’ level of 
satisfaction regarding non-spatial outcomes of retail development.  
 
The service area that brought the most satisfaction to the respondents was access to 
transportation; 72% were satisfied with the access to transport in the Dobsonville area 
(Table 4.4). More than half of the respondents (57%) were satisfied with the 
convenient access to goods and services in Dobsonville. Recreation and relaxation 
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was the third most satisfying area at 46% (relaxation could refer to sports, the 
Dobsonville Shopping Centre, or the nearby park).  
 
However, about half of the respondents were not satisfied with employment 
opportunities (52%), safety and security (50%), levels of service delivery (50%), 
cleanliness, health and a pleasant environment (52%) (Table 4.4). With regard to 
education, 39% were indifferent and 37% were not satisfied. (Table 4.4). 
 
Table 4.4: Perceptions relating to quality of life in Dobsonville 
Quality-of-life dimensions Satisfied Indifferent Not satisfied 
Recreation/relaxation 46% 24% 30% 
Employment opportunities 28% 20% 52% 
Safety and security 20% 30% 50% 
Levels of service delivery 17% 33% 50% 
Access to transport 72% 20% 9% 
Education 24% 39% 37% 
Cleanliness/Pleasant environment/Health 26% 22% 52% 
Convenient access to goods and services 57% 22% 22% 
 
It was postulated that residents who had resided in the area longer would be more 
aware of the difference that the Dobsonville Shopping Centre had made to the area 
and could have shown a greater level of satisfaction with factors pertaining to quality 
of life. Therefore, the results for the 32 respondents who had lived in the area for more 
than 20 years, were compared to those of the 28 respondents who had lived in the 
area for fewer than 20 years. For six of the eight quality-of-life dimensions, there 
seemed to be no marked difference in the level of satisfaction between the two 
resident groups. 
 
The service area that brought the highest level of satisfaction to the respondents is 
access to transportation; over 80% were satisfied with the access to transport in the 
Dobsonville area. This was true for both the under 20 years residency and the over 20 
years residency group (Table 4.5). Next, more than two-thirds of both groups of the 
respondents (66% for <20 years residency and 72% for >20 years residency) were 
satisfied with the convenient access to goods and services in Dobsonville. For both 
groups, about half (50% for <20 years residency and 43% for >20 years residency) 
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were satisfied with recreation and relaxation. There are marked differences in the 
satisfaction levels between the two resident groups with regard to safety and security 
and levels of service delivery. Of those with residence for fewer than 20 years, only 
8% were satisfied with the safety and security in the area, while 29% of the 20-plus 
years of residence were satisfied. Concerning levels of service delivery, 33% of those 
with less than 20 years residence were satisfied while only 14% of those with 20-plus 
years of residence were satisfied. 
  
A marked difference is evident in the dissatisfaction pertaining to cleanliness/pleasant 
environment/health, with 58% of those who have resided in the area for more than 20 
years being dissatisfied as opposed to only 29% of those who have resided in the area 
for fewer than 20 years.  
 
Table 4.5: Perceptions relating to quality of life in Dobsonville according to 
years of residence 
Quality-of-life dimensions Satisfied Indifferent Not satisfied 
 <20 
years 
20> 
years 
<20 
years 
20> 
years 
<20 
years 
20> 
years 
Recreation/relaxation 50% 43% 25% 29% 25% 28% 
Employment opportunities 33% 28% 8% 29% 59% 43% 
Safety and security 8% 29% 34% 28% 58% 43% 
Levels of service delivery 33% 14% 25% 36% 42% 50% 
Access to transport 84% 86% 8% 7% 8% 7% 
Education 33% 36% 42% 21% 25% 43% 
Cleanliness/Pleasant 
environment/Health 
33% 35% 9% 36% 58% 29% 
Convenient access to 
goods and services 
66% 72% 17% 14% 17% 14% 
 
4.5.3 Perceptions of effect of shopping centre upgrade on township image  
 
The respondents were asked (Question 4): Since its upgrade, do you think the 
Dobsonville Shopping Centre will contribute to an enhanced image of the township? 
Nearly all respondents (98%) echoed that the image of the township will indeed 
improve. Only 2% answered “No”. 
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All the respondents who replied that the shopping centre made Dobsonville a better 
township in Question 2 concurred that the upgrade would contribute to the enhanced 
image of the township. This includes the 24% of respondents who initially said that the 
centre’s existence made no difference to the township; they now agreed that the 
upgraded Dobsonville Shopping Centre would contribute to an enhanced image of the 
township.  
 
4.6 SUMMARY OF SURVEY RESULTS 
 
Most respondents claimed that the Dobsonville Shopping Centre made the township 
better. None supported the notion that the centre made the township worse off. When 
questioned about the Dobsonville Shopping Centre’s upgrade and its positive 
influence on the township, nearly all the respondents agreed that there would be a 
positive influence. Even those who had initially claimed that the centre has no 
influence on the enhanced image of the township, now concurred that the upgrade 
would yield a positive influence. 
 
Respondents were most satisfied with transportation, recreation and convenience in 
the Dobsonville township. Areas pertaining to employment, safety, service delivery 
and cleanliness provided the least satisfaction among the respondents. Education was 
the area that presented a great deal of indifference among the respondents. 
Satisfaction levels showed no marked differences between the two-residency groups. 
  
4.7 SUGGESTIONS FOR IMPROVEMENT BY LOCAL GOVERNMENT  
 
The survey concluded with an open-ended question (Question 5): What do you think 
the local government can do to improve Dobsonville as a township and the lives of the 
community members? 
 
From their experience of the surrounding areas of Dobsonville, respondents were 
asked what can be improved in those areas. This was an open-ended question to give 
the respondents liberty to answer as they liked. Content coding was utilised to select 
the most common phrases and categorise them into themes. A total of 13 themes 
emerged, which were quantified as illustrated in Figure 4.7; the major areas of concern 
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are evident. Basic and better service delivery was an area of concern among 37% of 
respondents. Service delivery refers to the distribution of basic resources that improve 
the living condition of the area. These are water, sanitation, electricity and housing, 
some of which have been reported in the secondary data analysis. Respondents from 
the questionnaire recognised that services were being delivered but they claimed that 
these services needed to be improved.  
 
Safety and security improvement in the form of visible community policing and prompt 
responses to crime was an area for improvement for 32% of the respondents. The 
removal of the Nyaope boys (they are thought to be addicted to the street drug known 
as “Whoonga”) was presented a possible solution to decrease crime.  
 
 
Figure 4.7: Suggestions for improvement by local government 
 
The lack of job opportunities was a concern for 29% of the respondents. They 
responded that better employment opportunities need to be created, specifically for 
the youth, and 5% reasoned that this could be improved by better access to education 
in the schools around the Dobsonville area. This would, in turn, minimise the crime in 
the area and the shopping centre should not be relied upon as the only source of 
employment. Industrial investment was also suggested as an alternative to boost the 
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economy in the township. The escalation of corruption was noted to be the cause of 
the increasing unemployment rates for 2% of the respondents. They pointed out that 
it was up to government to ensure that the youth were employable. The deterioration 
and insufficient infrastructure investment were seen to be the main contributor to the 
unemployment condition. 
 
Twelve per cent of the respondents stated that the population is underestimated and 
requires improved roads and transport services to decrease congestion in the area. 
The decrease in congestion could be assisted by the addition of more Rea Vaya routes 
and rehabilitation of the taxi rank around the shopping centre. This was the consensus 
among 10% of respondents. 
 
Respondents suggested the building of a park for children to play in, and the addition 
of more recreation facilities, instead of malls. Children and the youth require 
recreational facilities; this was mentioned by 15% of the respondents, who agreed that 
recreation facilities such as parks were required to keep children off the streets. This 
is in connection with 12% saying that programmes should be specifically targeted at 
the youth. It was suggested that not only recreational programmes and facilities are 
required, but also entrepreneurship programmes that will enable them to create their 
own businesses by creating access to funding and training; examples given were the 
repurposing of recyclable material to create new products. The opening of a 
community-owned garden facility was suggested, to sell produce directly to the 
shopping centre and in general to promote recycling, which the community can be 
remunerated for. These would promote a “self-help” attitude in the community 
members as indicated by 5% of the respondents, and further improve the clean and 
sustainable environment suggested by 17% of the respondents. Some areas were 
unpleasant to walk through because of the litter, sewerage and the smell. The 
insufficient drainage system was mentioned as a contributing factor to the mess during 
the rainy season.  
 
Some respondents were able to provide answers specific to the surrounding 
Dobsonville area. They were bothered by the litter and the state of roads of the area 
in the surrounds and suggested the open spaces could be cleaned and the vendors 
removed from operating at the roadside to structured stalls. One respondent 
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suggested that roads that lead up to the shopping centre should be tarred and 
rehabilitated as the area was particularly dusty. This lack of infrastructure was 
supported by a respondent who said the municipality should build pavements leading 
up to the centre’s gate. One respondent reasoned that by fixing the problems that 
directly affect sanitation and waste, other problems would soon be solved. This would 
encourage an attitude of change for the community members through a clean and safe 
environment. 
 
4.8 ESTATE AGENT PERCEPTIONS 
 
A questionnaire was sent out to ten estate agents who operate within the Dobsonville 
property market. One response was received, and it supplied some valuable insight. 
 
During the 5 to 10 years in which the estate agent had been operating, they had sold 
over 30 houses in Dobsonville. In their opinion, the Dobsonville Shopping Centre 
greatly increased the value of the property surrounding it. This was owed to potential 
home buyers’ perceptions that these properties provided convenience in terms of 
shopping and transportation. Over the estate agent’s tenure, he/she noticed that these 
houses did not stay on the market long. Some buyers purchased the houses as a form 
of investment. This observation correlates with the StatsSA (2011) data that 39% of 
residents in the Dobsonville area were tenants. 
 
4.9 SUMMARY 
 
This chapter reported on the results as given by the respondents. The results were 
presented from the respondents’ exact answers as the main objective was to identify 
the economic and social impact of the Dobsonville Shopping Centre on the quality of 
lives of the local community and its surrounding area. The secondary data were 
utilised to assess the economic and social conditions in Ward 44. One estate agent’s 
response was received and provided valuable insight. 
 
The next chapter summarises the main results and offers conclusions that stem from 
the research objectives outlined in the first chapter. It concludes with 
recommendations, limitations of the study and possible future research endeavours. 
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CHAPTER 5 CONCLUSIONS AND RECOMMENDATIONS 
 
5.1 INTRODUCTION 
 
This chapter summarises the main results and offers conclusions that stem from the 
research objectives outlined in the first chapter. This is followed by the 
recommendations, limitations of the study, and future research endeavours identified. 
 
5.2 RESEARCH OBJECTIVES AND CONTEXT 
 
Objectives identified specific to the Dobsonville Shopping Centre and the aim of the 
research were: 
 
1. to establish the economic impacts that the Dobsonville Shopping Centre has had 
on the community; and 
2. to determine the perceptions of the community members regarding the influence of 
the Dobsonville Shopping Centre on the quality of life in the area served by it. 
 
Residents and consumers at Dobsonville Shopping Centre were questioned to 
understand the economic impact of the Dobsonville Shopping Centre on the quality of 
life of the local community. Secondary data were utilised to describe economic and 
social conditions in Ward 44. These included safety, convenience, socialisation and 
employment opportunities. A description of the economic context of the Dobsonville 
area was presented using secondary data from Statistics South Africa. In this research 
project, the community referred to a collective of the individual community member 
who is a consumer of the shopping centre and who live in the area, and thus would be 
affected by its existence.  
 
This research project fell within the sphere of LED and examined the social and 
economic impact of the Dobsonville Shopping Centre on the quality of lives of the local 
community. Retail is categorised under the LED policy’s first pillar of “Building a 
diverse regional economic base” as outlined by the COGTA (2013) in the 2013-2018 
National Framework for Local Economic Development. 
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5.3 CONCLUSIONS 
 
5.3.1 Context of Dobsonville Shopping Centre 
 
The Dobsonville Shopping Centre was defined as a community centre type of retail 
structure that services a maximum of 17 800 households. The community centre is 
strategically located within Ward 44 and caters for all LSM groups (SACSC, 2015). 
Through the research it was found that the LSM of Ward 44 ranges from 5 to 7; these 
are urban dwellers with access to in-home services such as electricity, sanitation and 
water. They also have adequate secondary level education and the majority have an 
annual household income between R10 000 to R75 000 per annum. Patrons were 
surveyed across all age ranges (above 18 years of age).  
 
The Dobsonville Shopping Centre was selected as the central point of the study, thus 
making it the locale of the CPT. It is a surface area that encourages patronage as it is 
the nearest shopping centre; the size and distance to travel to the centre would 
determine this (Eppli & Benjamin, 2009). Respondents who were surveyed agreed 
that the centre made Ward 44 a better township.  
 
The CoJ (2008) encourages that retail creates employment and income which can be 
counted as economic development. From this research, only 28 per cent of the 
respondents were satisfied with the employment opportunities offered in Ward 44. The 
secondary data confirmed that 24 per cent of the residents were unemployed, and 29 
per cent of respondents identified job creation as an area that the local government 
can focus on. Initially, the article from The Star (1994) predicted that the centre would 
create 500 retail positions, yet it could not be confirmed if these positions were 
occupied by residents of Dobsonville.  
 
The revitalisation of a centre is vital before it reaches the stage of decline, which is 
characterised by saturation of new malls and this would decrease the shopper 
patronage (Lowry, 1997). In this study, it was found that shoppers concurred that an 
upgraded Dobsonville Shopping Centre would enhance the image of the township. 
Through the regeneration of the mall area issues such as litter and dilapidated roads 
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mentioned by the respondents could be solved through revitalisation projects as these 
could encourage the urban renewal that is affected by retail centres (Adatia, 2010). 
 
The literature (Erkip & Ozuduru,2015) also recommended that malls should be multi-
functional to encourage the self-sustenance of a mall development outside of its 
shopping activities. To assess how local government can facilitate this from the 
perspective of the respondents, they reasoned that recreational facilities should be 
incorporated into the existing township. Respondents advised that additional 
development through the rehabilitation of the taxi rank structures and the formalisation 
of informal trade spaces could further enhance the image of Dobsonville. The 
deterioration and insufficient infrastructure investment were seen to be the main 
contributors to the unemployment condition, which in turn was affected by the 
condition of the environment. Respondents reasoned that if the community was 
enabled to be self-sufficient, it could affect change in areas of reduced crime, 
increased employment and cleanliness of the environment. Lastly, residents hoped 
that instead of new shopping centres, local government could find other avenues and 
industries to bring economic prosperity to the township. 
 
5.3.2 Economic impact of Dobsonville Shopping Centre 
 
The economic statistics in Ward 44 were generally more favourable than the national 
average. Employment was higher than the national averages and was identical to the 
municipal averages. Household incomes were higher in Ward 44 compared to the 
municipal and national averages; this was specific for households earning less than 
R150 000. From the secondary data, it is not conclusive if the Dobsonville Shopping 
Centre had any significant economic impact on the community in the areas of 
household income and employment.  
 
From the results, it can be concluded that the shopping centre positively impacted on 
the property market. Home buyers who were attracted by the convenience that the 
Dobsonville Shopping Centre provided, bought property around the centre for rental 
income. This was supported by the Census 2011 data, which confirmed that 39% of 
dwellings were rented. The ownership of households was significantly less than 
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national averages; in Ward 44, 36% of residents lived in fully or partially owned 
property. 
 
5.3.3 Impact on the quality of lives 
 
From the Census 2011 data, Ward 44 was favourable in the areas of service delivery. 
Service delivery refers to the distribution of basic resources that improve the living 
condition of the area. Aspects such as education and the general living conditions 
were favourable in Ward 44 and were relatively high compared to the national and 
municipal averages. From the primary data, it was perceived that the Dobsonville 
Shopping Centre made Ward 44 a better township, and its upgrade is assumed to 
have the same effect. Although, it was perceived that the shopping centre did not 
sufficiently provide the necessary societal factors, mainly safety and convenience, 
which are primary desires for most respondents.  
 
5.4 RECOMMENDATIONS 
 
The overall results indicate that the Dobsonville Shopping Centre has had varying 
impacts on both the economic and societal factors of the community. There is a 
disconnect between the quality of service delivery and the community members’ 
perceptions of the services received. It could be beneficial for the Ward 44 community 
members to meet with local government to determine if the level of services reported 
through the Census of 2011 indeed match the quality delivered. 
 
From the respondents’ comments to the open-ended question, it seems that the area 
around the Dobsonville Shopping Centre needs upgrading. In particular, the addition 
of a recreation park and formalised stalls for informal traders, as well as an upgrade 
of the infrastructure, would contribute to the quality of life in the area. 
 
5.5 LIMITATIONS OF STUDY 
 
It would have been useful to separate the respondents into those who live within 
Dobsonville and those who use the centre as their location of “out-shopping”. In 
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addition, demographic data pertaining to the gender and age of respondents would 
have allowed greater differentiation.  
 
Soweto is a vast and diverse area; thus, the results of this research cannot be credibly 
utilised to generalise the overall impacts of all shopping centres. The generalisations 
cannot be applied within the township and furthermore cannot be used to compare 
township centres to any centre in highly developed suburban areas. This study 
provides some starting points for further research into the practicality of shopping 
centres in township communities, in relation to other option such as spaza shops and 
street vendors. 
 
5.6 FUTURE RESEARCH 
 
Retail structures, such as spaza shops, street vendors and general dealers, are a 
common feature in the South African townships. The impacts of the shopping centres 
on these small business owners could be researched to assess the convenience and 
affordability comparisons for the community members.  
 
The extent to which, and the type of businesses that locate around a shopping mall 
could be researched, as these would contribute to increasing the economic viability of 
the area and possibly the quality of life of the residents. 
 
5.7 CONCLUSION 
 
The purpose of this research was to identify the economic and social impact of the 
Dobsonville Shopping Centre on the quality of lives of the local community and its 
surrounding area.  
 
The economic variables of employment and incomes were assessed for the 
Dobsonville community. These showed that the Dobsonville community was 
favourable in these statistics. The social impact variables of the living conditions were 
also assessed through the secondary data, which showed that Dobsonville had a high 
level of service delivery. The primary data revealed that the perception was that job 
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creation, safety, decreased crime and better service delivery made Dobsonville a 
satisfactory place to live. 
 
The primary objective of this research was to identify the economic and social impact 
of the Dobsonville Shopping Centre on the quality of lives of the local community and 
its surrounding area; the Dobsonville area. Through this research it was not conclusive 
if this mall created some form of employment, but the perception is that the mall made 
the community more attractive for some investment initiatives, thus affecting the 
economics of the area and thereby improving the quality of lives of community 
members. 
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ANNEXURE A: MAPS 
Map 1: Location of Ward 44 
 
  
Source: City of Joburg (2003) 
 
 
 
Map 2: Regions in the City of Johannesburg 
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Source: Johannesburg Road Agency (2018) 
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ANNEXURE B: QUESTIONNAIRE 
 
 
Department of Economics and Econometrics – University of Johannesburg 
Dear Sir/Madam 
 
We are researchers from the University of Johannesburg’s Department of Economics 
and Econometrics focusing on the local economic development cluster. We are doing 
research on the social and economic effects of Dobsonville Mall on the residential 
properties in Soweto. The information resulting from the study will be used to inform 
further research on the socio-economic effects of shopping malls. The results from the 
research might also be published in scientific journals. 
 
Activities of the project: 
• We are going to ask you some questions that will take about 5 minutes of your 
time. 
Please remember that: 
• You do not have to do this. If you feel that you do not want to be part of the study, 
you are free to withdraw at any time and your information will not be included in 
the results of the study. 
• Your personal details and any other information will be kept confidential always 
and will be anonymised. 
• If you have any questions about this study, you are welcome to ask them.  
• No monetary compensation is offered for your participation. 
 
We value your cooperation in this matter. 
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Section A: Demographic information 
 
1. How many years have you been living in the area? _______years 
 
 
2. How has the existence of Dobsonville Shopping Centre affected your perception of Dobsonville 
as a township? 
 
Better township  No difference  Worse township  
 
3. As a place to live, how satisfied are you with the following in Dobsonville? 
 
 Satisfied Indifferent Not Satisfied 
Recreation/relaxation    
Employment opportunities    
Safety and security    
Levels of service delivery    
Access to transport    
Education    
Cleanliness/Pleasant environment/Health    
Convenient access to goods and services    
 
4. Since its upgrade, do you think Dobsonville shopping centre will contribute to an enhanced 
image of the township? 
Yes  No  
 
5. What do you think the local government can do to improve Dobsonville as a township and the 
lives of the community members? 
 
 
 
 
 
 
 
 
 
